MAYOR AND COUNCIL WORKSESSION

NO. 3 DEPT.: Community Planning and Development Services / LegalDATE: October 20, 2004
CONTACT: Deane Mellander, Planner li]

SUBJECT FOR DISCUSSION: Zoning Ordinance ORDER OF DISCUSSION: Discuss
Comprehensive Revision the scope of the project and range of
issues to be examined:

Main Purpose
Types of Revisions
Public Process

S

Next Steps

GENERAL DIRECTION SOUGHT AND SPECIFIC QUESTIONS TO BE ANSWERED: The City's
Zoning Ordinance, Chapter 25 of the City Code, was last updated comprehensively in 1975. Prior to
that, the last comprehensive revision was in 1956. In the last 30 years, zoning and desirable
development patterns have changed substantially. New concepts such as floating zones,
performance zoning, form-based zoning, and the New Urbanism have reshaped the field. The City's
Zoning Ordinance needs to be thoroughly reviewed and up-dated to reflect 21 Century concepts
appropriate to a City that is transitioning from "greenfield" development to redevelopments. Direction
is sought on the review processes to be followed for the various revision categories. Staff also
requests that the Mayor and Council and Planning Commission identify other zoning-related issues

: not already noted.

MAIN PURPOSE:
The comprehensive update is intended to accomplish the following goals:

1. Make the code user-friendly—Some of the language in the current code dates back to the
City's first zoning ordinance in 1931. Even with subsequent updates, much of the language is
written in the stilted "legalese” that was common at the time. To the extent possible, clear, concise
modern English should be applied wherever possible. Some existing definitions reflect archaic i
terminology, as do some of the land uses defined in the table. The intended outcome is a code that |
is easily understood by the general public, while being legally sufficient to withstand legal challenge
Revisions to the processes are also needed to make it more consistent and easier to use.

2. Modernize the zoning concepts—Currently, all of the City's zones are Euclidean*, which
means that the zones define a rigid set of standards and requirements, with little flexibility. To
achieve some of the desired flexibility, the City has developed several types of optional development
procedures that overlay the base zones. This can be cumbersome, and occasionally confusing as to
what development standards apply in such cases. As noted above, there are a number of new
planning and zening concepts that have been developed, and these need to be examined for
potential application in the City. The City has matured, and is now in the posture of zoning for
redevelopment of older sites, rather than dealing primarily with new "greenfield" development.




* "Euclidean” refers to the Supreme Court case, Town of Euclid, Ohio v. Ambler Reafty Co., that validated the concept
of zoning in 1927.

3. Minimize impact on existing residential development-For the most part, the current zoning
works well for the single-family residential neighborhoods. However, there needs to be an
examination and fine-tuning of issues such as front porches, accessory buildings, fences, corner lot
regulations, special exceptions, and over-size houses.

TYPES OF REVISIONS:
The staff has identified three levels of revisions:

1. Routine Updating: Staff-level issues (plain [anguage changes, administration items,
reformatting, cross-referencing, etc.).

2. Major Updating and Review: Issues requiring some degree of input, mostly from public bodies
such as the Planning Commission and Board of Appeals. Changes to definitions, nonconformity
issues, forest conservation, and landscaping and screening requirements fall into this category. An
example would be the revision of the provision regarding encroachments allowed in the setbacks, for
items such as bay windows, porches, fences, and retaining walls. These revisions will primarily be
technical in nature without significant Citywide policy aspects.

3. Substantial Policy Issues: [ssues that will require substantial background research and public
input during the process, as well as participation by public bodies. These include changes to the
intent of the zones, locations where uses are or are not appropriate, whether more special exception
uses are needed, what form of zoning process is most appropriate (especially for nonresidential
development, streamlining of review and approval procedures for special development procedures,
development standards, modifications to the Town Center and Rockville Pike corridor areas, and up-
dating the subdivision regulations. See Attachment 1 for a more detailed listing (circle 1). An
example would be a determination as to the level of development intensity and building heights that
will be allowed in the nonresidential zones.

The staff proposes to do the necessary research on addressing these issues and, where indicated,
prepare an issues paper that will provide the background for the issues/amendments identified by
the Mayor and Council and Planning Commission. A draft of a sample issues report on sidewalk
standards is attached as an illustration.

Over the last several months there have been several text amendments identified by the Mayor and
Council, Planning Commissicn and Board of Appeals. These amendments are listed in attachments |
2 and 3 (circles 2 and 4). Attachment 3 includes comments from the Board of Appeals. Each item in
attachment 2 has been classified as to which category (Major Updating or Substantial Policy)
applies.

PUBLIC PROCESS:

Staff has been researching the field to find ordinances, programs and processes that will lend
themselves to the City's needs. The ideas and proposals that come out of this research should be
the subject of review and comment by the Planning Commission, Board of Appeals, and members of .
the public. Over the next two to four months, staff also will be working on the Routine Updating
items. In addition, information from the Stonestreet Implementation Strategy will become available.




The process to gather public input prior to drafting the Substantial Policy issue section will be
accomplished in several ways. First, the discussion from plans currently under development (i.e.,
Stonestreet, East Rockyville, Lincoln Park, Rockville Pike, etc.) will be used as a foundation for
broader, Citywide discussions. Second, current or recent discussions such as sidewalk width,
optional method, etc. can be finalized. Third, using public forums or focus groups to discuss specific
issues can be used. There will be a need for general public open houses to present issues, draft
language, etc. over the next few months. Staff also anticipates working with civic associations, the
Chamber of Commerce, REDI, and other interested organizations. Lastly, there will be the formal
public hearing process for people to provide input.

In regard to the substantial policy issues, staff would request that the Mayor and Council and
Planning Commission prioritize the issues listed in attachment 2 (circle 2). Some work has been
done on these items and can be brought to the Mayor and Council for direction fairly quickly. The
Mayor and Council should also identify which Substantial Policy Issues should go through a public
forum/focus group process. Those forums/focus groups would occur early in 2005. The process
described above is included on the Milestone sheet, which is currently being revised and will be
distributed at the meeting. Over the next few months the Mayor and Council will be finalizing several
issues that have already been discussed. Atthe same time staff will be working on the Routine
Updating items. Staff will alsc be preparing for the public forums/focus groups for those Substantial
Policy Issues identified by the Mayor and Council.

As portions of the new ordinance are drafted, it would be beneficial to have a group (or groups) to
provide a more detailed and technical review as well as comment on the proposed language. The
people involved should have some familiarity with the zoning and development process. At one end
of the spectrum, the Mayor and Counci could act as the reviewing body. At the other end would be
an appointed committee with members of the public and development community. The staff
suggests that a more focused group(s) of citizens, property owners, developers, etc. might be more
efficient to review the actual ordinance language. Regular updates would be given to the Mayor and
Council and Planning Commission at worksessions. After a complete draft ordinance is prepared
copies would be distributed Citywide. It would also be presented and discussed at public meetings.
Then the formal adoption process would begin. If the Mayor and Council concur with this process,
staff will proceed. Additional outreach measures can be incorporated if the Mayor and Council so
direct.

NEXT STEPS:

The staff asks that the Mayor and Council and Planning Commission identify any outstanding issues ;
or processes that have not already been noted so they can be included in the work program. While
research is under way on the larger issues, staff will be working on the Routine Updating work and
the Substantial Policy Issues already started. Then in early spring the public forums/focus groups
can be held. Also in the spring the specialized Task Forces can begin meeting to review the detailed
ordinance language.




LIST OF ATTACHMENTS:

Zoning Program Overview Chart.

Current text amendments and suggested future amendments list.
Letter from Board of Appeals on recommended zoning revisions.
Zoning background information.

Sample draft Issues Report on sidewalk standards.
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Attachment 1
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Attachment 2

Text Amendment List — 10/20/04

Note: Letters at the end of each item refer to the categories in Attachment 1.

Current Text Amendments

1.

Active text amendments in process:

a.

b.

f.

TXT2000-00186—Amendments to the requirements for screening or
undergrounding of public utilities. C

TXT2003-00202—Provision of Adequate Public Facilities for
development and redevelopment. C

TXT2004-00211—Allow nursing homes in CPD developments. B
TXT2004-00213—Amendments to the optional method of
development in the Twinbrook Metro Performance District. C
TXT2004-00214—Delete requirement of finding of need for
automobile filling stations, drive-thru restaurants and mechanical car
wash as a special exception. B

TXT2004-00215--Amend the Town Center zones B

Inactive text amendments:

a.

TXT2000-00187—Revise the home occupation provisions. C

Suggested Zoning Ordinance Amendments

1.

Proposals already presented for review to the Planning Commission:

a.

b.

Amendments to the Development Nonconformities and
Nonconforming Uses provisions. B
Suggested additions and revisions to the Definitions. B

Amendments Being Discussed:

a.

b.

o
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Amend optional method of development provisions to provide greater
public benefit for granting additional development. C

Amendments to implement the recommendations of the City-wide
master plan. C

Establish compatibility requirements for infill residential
development. C

Clarify residential accessory building regulations on comer lots. C
Define “demolition”, especially as it relates to historic structures. B
Sidewalk widths. C

Revise/strengthen Forest and Tree Preservation Ordinance. C
Fences, porches, and other encroachments. B

Accessory apartments. C

Variances to comply with ADA. B

Overlay zones. C



Other potential work program items:

a.

b.
c.
d

o

o

i~

Consider floating zones. C

Revise provisions for heliports and helistops. C

Require MPDU’s in elderly housing projects. C

Revise the parking standards, especially as they relate to Town Center,
Metro Performance districts, and other transit-oriented
development. C

Determine if proof of market is necessary for certain special
exceptions. B

Regulate impervious surfaces in certain zones. B

Require minimum park area dedication in Special Development
Procedures. C

Consider overlay zones for certain special situations. C

Add Bed & Breakfasts as a defined use. B

Clarify effect of amendments on validity periods. B
Administrative adjustments for minor variances. B



Attachment 3

March 30, 2003

Hon. Susan Hoffmann
Councilmember and Liaison to the Board of Appeals
Mr. Arthur Chambers
Director of Community Planning ...
Rockville City Hall
111 Maryland Avenue
Rockville, Maryland 20850

Re: Zoning Ordinance Issues for Consideration by the Mayor and Council

Dear Councilmember Hoffmann and Mr. Chambers:

In deciding certain variance and special exception cases during the last few years, the Board of
Appeals has wrestled with a number of issues that the City’s zoning ordinances raise. Accordingly, ina
project spearheaded by last year’s Board chair, David Hill, the members of the Board have compiled these
iterns for submission to the Mayor and Council for their consideration and action, in consultation with the
City’s planning staff. We submit these items now, understanding that a general review of the City’s
zoning ordinances is underway, as a follow-on to the recent Master Plan update. Each item is discussed
in some depth in the memoranda that follow, prepared by various members of the Board. Briefly, the list,
without any ordering of priority, includes six issues:

1. Economic need analysis for certain commercial special exceptions

A: Eliminate confining assessment of need to City residents
B: Eliminate economic need findings altogether

Fence heights in front yards of industrial zones
Porch set-backs and current residential planning ideas
Concept of accessory apartments; clarification of conditions for accessory apartments

Variances to accommodate handicapped individuals

S kW

Deck/porch encroachments in overlay or special zones

The Board is, of course, available to meet with the Council and/or staff to further discuss these
items.

Sincerely,
Board of Appeals

Alan B. Sternstein, Chair
David Hill

Steven Johnson

Roy Deitchman

Cc: Robert Spalding, Chief of Planning
Peggy Metzger,
Castor Chasten



Editors Note: In the next few issues of
the Planning Commissioners Journal we
will be running several articles focusing on
different aspects of zoning. As most new
planning commissioners quickly learn, the
local zoning code/ordinance — along with
the municipal comprehensive plan — pro-
vides the framework for most local land use
decisions.

In this issue, Planning Commissioners
Journal columnists Mike Chandler and
Greg Dale go over the basics of zoning. In
our next issue, they will take a look at zon-
ing and neighborhoods. As always, if you
have a specific question about how your
own communily’s zoning process operates,
please consult with your planning director
or legal counsel.

THE ORIGINS OF ZONING IN AMERICA

egulation of buildings in
America is as old as the founding
of the country. President George
Washington on October 17, 1791, for
example, issued an order that only brick
could be used within portions of what is
now Washington. D.C. By 1822 an Act
was adopted providing that within the
then defined cities of Georgetown and
Washington “no frame house intended to
be occupied as a blacksmith’s shop, facto-
ry, or livery stable, shall be erected within
fifty feet of any stone or brick house™ -
not altogether different from the type of
regulation found in a modern zoning
code!!

Early codes often, sensibly enough,
focused on restricting use of combustible
materials. But by the turn of the 19th
century, local governments across the
United States begar: to enact ordinances
more broadly regulating where certain

T rewllalions
ng regu.alons,
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Zoning Basics

by Michael Chandler & Gregory Dale

ZONING REPRESENTS
EMOCRATIC METHOD
. FOR SETTING THE
- GROUND RULES FOR HOW

 DEVELOPMENT CAN
OCCUR WITHIN THE
' COMMUNITY.

maximum height of buildings. Examples
include an 18835 ordinance regulating the
location of laundries in Modesto, Califor-
nia; ordinances regulating building
heights in Washington, D.C. in 1899 and
Boston in 1904; and a 1909 Los Angeles
ordinance governing where industrial
plants could be built.

These early ordinances were enacted,
in part, to address the social and eco-
nomic challenges associated with immi-
gration and the rise of the industrial age
across much of America. The ordinances
sprang from the police power provision
embedded in the Constitution which
aliows government 10 exercise reason-
able controis in order to protect the pub-
lic health, safety. convenience, and
welfare.

With this foundation in place, New
York Citv adopted the nation’s first com-
prehensive zoning ordinance in 1916.
The ordinance classified varicus types of
land uses, delineated zones {through &
zoning map) and established height and
bulk stancarcs for buildings. Other cities
followed New York's lead and subse-
guentiy adopted zoning ordinances for

the purpose cf guiding and managing

Tiw Lergence of Zomrg. p. 14

.
growth. S
: S

ZONING ENABLED

In 1822, tne U.S. Department of
Commerce, under the

eadership of then
Secretary Herbert Heover. published the

Attachment 4

Model Standard State Zoning Enabling
Act. The Model Act — which was
designed for adoption by states across
the country — cutlined the role and func-
tion of zoning, and set out uniform stan-
dards that localities could use to guide
land development practices.

The national movement to adopl
zoning got a big boost four years later
(1926) when the United States Supreme
Court ruled in Euclid v. Ambler Realty
that zoning did not violate the due
process clause of the federal constitution.
The ruling resulted in the widespread
adoption of zoning statutes across the
nation. By 1940, zoning had become
(and continues to be) the most common
means of regulating local land use in the
United States.

ZONING DEFINED

Zoning is a legislative process through
which the local governing body (under
power delegated it by the state zoning
enabling law) divides the municipality
into districts or zones, and adopts reguia-
tions concerning the use of land and the
placement, spacing, and size of buildings.
The primary goal of zoning is to avoid or
minimize disruptive land use patterns
involving incompatible land uses.




v« The Emergence
of Zoning

by Laurence C. Gerckens, AICP

American cities in the year 1900 were
a hodgepodge of industrial, warehouse,
commercial, and residential uses, frequent-
ly closely intermingled without rhyme or
reason other than the characteristics gen-
erated by chance and individual advan-
tage. It was not uncommon for a party to
purchase a residential structure only to
find it ringed by odoriferous uses that
made occupancy of the structure unten-
able. Characteristics of entire neighbor-
hoods often changed as uses moved in
rapid succession.

The physical separation and isolation
of dangerous, odoriferous, or unsightly
practices, such as tar boiling, soap making.
fat rendering, and
dead carcass cre-
mation, was
viewed at that
time as a reason-
able governmen-

tal response 1o

the unacceptahle
impositions of one otherwise legal activity
upon another. Both the residences and
these businesses had their right to exist, it
was held, but not necessarily in close
proximity to each other. Thus, the legal
separation and isolation of Jand uses
began, creating the foundations for many
current zoning praciices.

The New York Zoning Code of 1916,
America’s first “comprehensive” zoning
code, relied on a “pyramidal” approach to
permitted uses. That is. In the residence
zone — considered the “highest” zone clas-
sification - nothing but residences were
permitied. In the commercial zone, the
next lower zone on the pyramid, commer-
cial uses and residences were allowed.

At the bottom of the pyramid were the
industrial zones, where industrial and
commercia) and residential uses were all
permitied. In effect. indusirial zones were
really unzoned for all uses.

In the 1920% a pumber of municipali-
ties expanded on New York’s single “resi-
dence” district by creating districts limited
to development of single-family-detached
homes only. The courts upheld these
ordinances based on: (1) a public safety

PLANNING COMMISSIONERS JOURNAL / NUMBER

rationale (i.e., the risk of fire would be
reduced because there would be fewer
buildings, located farther apart, housing
fewer families per acre); and (2} the
premise that single-family-detached resi-
dence districts would induce good citizen-
ship through the encouragement of home
ownership.

The public safety rationale was consti-
1utionally sound as it was founded on
physical conditions capable of being
proven to bear a direct relationship 1o
public health and safety — preventing the
extreme congestion commonly associated
with the practices of apartment and tene-
ment house construction of that era.

However, the second premise, that sin-
gle-family districts would foster good citi-
zenship by encouraging home ownership,
was based on a faulty presumption. It pre-
sumed that single family-detached homes
would be owner-occupied. But this was
not a requirement of single-family-only
zoning districts. Moreover, as time would
prove, the courts would not look favor-
ahly on attempts by municipalities 1o
specify conditions of occupancy (rental,
ownership, lease, eic.) in their zoning
codes.

Even more significantly, the presump-
tion that single-family-only districts
would be solely
occupied by
home owners has
not been borne
out. Indeed, in
many communi-

:aaPaFni
R R | FNG XL RT  ties entire neigh-
SRR borhoods of new

single-family- detached units have been
built and marketed as rental units.

Today, the condominium row house
(or townhouse) often represents the prin-
cipal home ownership option, particularly
for young couples and single parents.
Ironically, the same arguments made
decades ago in favor of public laws pro-
moting single-family-only districts to
encourage home ownership could well be
marshaled today in favor of promoting
lownhouse-density attached-unit zoning!

Laurence Gerckens is national historian for the
AICP The above is excerpted from his articles,
“American Zoning & the Physical Isolation of
Uses” (In PC] #15), “Single-Family-Only Zones”
(in PCJ 23}, and “Ten Successes that Shaped the
20ih Century American City” (in PCJ #38).

@.

Zoning Basics...
contirued from page 13

Since the establishment and modifi-
cation of zoning ordinances is legislative
in nature, zoning represents a democrat-
ic method for setting the ground rules
for how development can occur within
the conmunity. Zoning is constrained,
however, by the Constitution’s “takings”
clause which requires compensation
when private property is taken for a
public use. {The impact of the “takings”
clause is beyond the scope of this article;
for a good overview, see “An Introduction
to Takings Law” in PCJ #18 and available
for downloading on plannersweb.com].

LINKING ZONING WITH PLANNING

Zoning depends on planning and
planning depends on zoning. Neither
can exist without the other. The com-
prehensive plan can be thought of as a
roadmap which captures in pictures and
words what a community wishes for
itself. Although the plan will talk about
land use, it does not regulate land use.
This is the role of the zoning ordinance.
In short, the comprehensive plan pro-
vides the public policy basis for drawing
and applying the zoning districts which
in turn control what happens on the
land.

The subdivision ordinance is anoth-
er planning tool that is closely linked
with zoning. A subdivision ordinance
regulates the division of land into build-
ing lots for the purpose of sale, develop-
ment, or lease. The ordinance specifies
procedures that are to be followed when
land is divided and built upon. Stan-
dards governing the platting of building
lots and planned improvements, such as
roads and utilities, are common 10 most
subdivisicn ordinances. When used in
conjunction with the zoning ordinance
and the comprehensive plan, the subdi-
vision ordinance assures that the land
development process is accomplished in
an appropriate and consistent manner.
See “An Introduction to Subdivision Regu-
lations,” in PCJ #5 and 6.

THE PURPOSES OF ZONING

it is important to bear in mind that
local zoning authority is derived from

22/ SPRING 2883



the state. Zoning enabling statutes set
out — usually in quite general terms —
what local governments can seek to
accomplish through zoning. A typical
state enabling law might include the fol-
lowing purposes:

1. Provide for adequate light, air, con-
venience of access, and safety from fire,
flood, earthquakes, crime, and other
dangers;

2. Reduce or prevent congestion in the
public streets;

3 Facilitate the creation of a convenient,
attractive, and harmonious community;

4. I'acilitate the provision of adequate
police and fire protection, transportation,
water, sewerage, schools, parks, play-
grounds, recreational facilities, and other
public requirements;

5. Protect against the overcrowding of
land and the undue density of population
in relation to existing or available commu-
nity facilities;

6. Encourage economic development
activities that provide desirable employ-
ment and enlarge the tax base;

7. Provide for the preservation of agricul-
tural, forested lands, and other lands sig-
nificant to maintaining the natural
environment;

8. Promote the creation and preservation
of affordable housing;

9. Protect approach slopes and other safe-
ly areas of airports; and

10. Encourage the most appropriate use of
land within the locality.

PLANNING

COMMISSIONERS JOURNAL

How ZoNING WORKS

A zoning ordinance consists of two
parts: a map (or series of maps) and text.
The zoning map shows how the commu-
nity is divided into different use districts
or zones. Zoning districts common to
most ordinances include residential,
commercial, industrial, and agricultural.
The zoning map must show precise
boundaries for each district. Conse-
quently, most zoning maps rely on street
or property lines as district boundaries.

The zoning text serves two important

v Avoiding
Spot Zoning

by Robert C. Widner, Esq.

."/‘

Most planning commissioners have
heard the impassioned cry that a particu-
lar rezoning decision will constitute an
invalid “spot zoning.” This allegation
typically arises where the community is
considering the rezoning of a single lot
or small parcel of property held by a sin-
gle owner and the rezoning will permit
land uses not available to the adjacent
property.

Because spot zoning often focuses on
the single parcel without considering the
broader context, that is. the area and land
uses surrounding the parcel, it is com-
monly considered the antithesis of
planned zoning. While rezoning decisions
that only affect a single parcel or small
amount of Jand are most often the subject
of spot zoning claims (as opposed 10
rezonings of larger areas), a locality can
lawfully rezone a single parcel if its action
is shown to be consistent with the com-
munitys land use policies.

Courts commonly note that the
underlying question is whether the zon-
ing decision advances the health, salety,
and welfare of the community. A zoning
decision that merely provides for individ-
ual benefit without a relationship to pub-
lic benefit cannot be legally supported.

Although courts throughout the
nation differ in their specific approaches
when reviewing spot zening claims,
the majority constder:

1. the size of the parcel subject 10
rezoning:
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functions. First, it explains the zoning
rules that apply in each zoning district.
These rules typically establish a list of
land uses permitted in each district plus
a series of specific standards governing
lot size, building height, and required
vard and setback provisions. Second, the
text sets forth a series of procedures for
administering and applying the zoning
ordinance. In most cases, the text is
divided according to “sections” {or “arti-
cles™ for ease of reference. Most zoning

continued on page 16

2. zoning both prior to and after the

local governments decision;

3. the existing zoning and use of the adja-
cent properties;

4. the benefits and detriments to the
landowner, neighboring property owners,
and the community resulting from the
rezoning: and

3. the relationship between the zoning
change and the local government’ stated
Iand use policies and objectives.

This last factor — the relationship of
the rezoning decision to the community’s
land use policies and objectives — is per-
haps the most important one. As a result,
when a planning commission (or govern-
ing body) initially considers a rezoning
request it should determine whether the
request is consistent with the comprehen-
sive or master plan.

Robert €. Widner is an atiorney with the Denver,
Colorado. law firm of Gorsuch Kirgis L1LE He
also holds a master’s degree in urban and regional
planning. The above is excerpted from his articie.
“Understanding Spot Zoning,” in PCJ #13
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\—, Zoning's
“Achilles Heel”
by Susan G. Connelly, Esq.

Nonconforming uses and structures
have been with us ever since zoning first
emerged in the 1920%. Since that time,
they have represented the “Achilles heel”
of planning and zoning. The root of the
problem is that nonconformities reduce
the effectiveness of what a community is
trying to accomplish through its compre-
hensive plan, as implemented by its local
zoning regulations. The continued exis-
tence of nonconforming uses, for example,
undermines what a community is seeking
to achieve when it establishes specific
allowable uses for a zoning district.

At the same lime, communities — quite
understandably — have been reluctant 1o
call for the removal of ongoing businesses
and exisling structures, reflecting substan-
tial financial investments, just because they
fail to comply with current zoning require-
ments. The “sclution” has been to subject
nonconforming uses and structures to 4
diverse assortment of restrictions, all
intended to hasten the day when the partic-
ular use or structure either “disappears” or
comes into compliance with the existing
zoning regulations.

The variety of nonconforming situa-
tions account for the difficulty in regulating
them. Nonconforming uses in residential
zoning districts can range from things such
as tool sheds in small accessory buildings to
bulk storage of gasoline or oil in large
buildings suitable only for that specific use.
Nonconforming uses can also involve uses
in structures designed for conforming uses
{(such as a manufacturing operation occur-
ring in an office building in a commercial
zoning district) or uses in structures which
may be adaptable to conlorming uses (such
as manufacturing in a factory building, in a
multi-family residential district, which
could be converted to apartments}. Obvi-
ously. some of these uses are easier to elimi-
nate than others.

As mentioned. zoning ordinances usu-
ally seck the eventual elimination of non-
conforming uses and structures. This is
primarily accomplished by: (1) limiting
repair, restoration. additions. enlargements
and alieratiens of the nonconforming strue-
ture or of the structure housing the nen-
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conforming use; and (2} restricting or pro-
hibiting the expansion or change of the
nonconforming use itself.

Most ardinances specify that once a
nonconforming use is discontinued, it may
not he resumed. These “abandonment” pro-
visions usually only apply when the discon-
tinuance of the use is “voluntary” —as
opposed to when the use is discontinued
during hankruptcy or foreclosure proce-
dures. The zoning ordinance will also usu-
ally specify a2 minimum time period before a
use is considered to be voluntarily aban-
doned. In some states, courts will also
require proof of an intent to abandon the
use.

~Amortization” provisions — through
which the local government requires that
the nonconforming use or structure be
¢liminated within a specified number of
years — have had mixed results when chal-
lenged in court. While the topic of amortiz-
ing nonconformities is a complex one, a
basic rule of thumb is that amortization
provisions are more likely to be upheld
when they involve simpler uses or struc-
tures whose value can be readily amortized
over a few vears. Courts will closely exam-
ine the extent to which an amortization
provision would cause financial hardship or
loss 1o the property owner. Thus, a provi-
sion affecting a nonconforming commercial
or industrial business facility is much less
likely 1o be upheld than one eliminating a
nonconforming advertising sign or fence.
Susan Connelly, AICP is Vice President of Com-
munity Design for McStain Enterprises, Inc.. a
35-year old “green” community developer and
home builder based in Boulder, Colorado and is a
member of the Boulder Urban Renewal Authority.
Connelly practiced land use and real cstate law in
Minois and Florida for 13 years. The above is
excerpted from her article, “Non-Conforming
Uses & Structures,” in PCJ #2.
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Zoning Basics...
continued from page 15
ordinances include the following:

1. Title, Authority and Purpose. This
section identifies the specific state
enabling provision which empowers the
locality to adopt zoning. It also spells
oul, in a “statement of purposes,” the
community’s reasons for adopting the
ordinance. The statement of purposes
links the rules and regulations listed in
the ordinance to the community’s values
and goals.

2. General Provisions. Topics covered
in this section usually include defini-
tions of terms used in the ordinance,
and a description of the geographic or
jurisdictional reach of the zoning ordi-
nance. Definitions are especially impor-
tant because the general public, as well
as the courts, must be able to attach spe-
cific meaning to the words and concepts
appearing in the ordinance.

With respect to jurisdictional reach,
zoning ordinances will typically apply to
the territory contained within the politi-
cal subdivision; meaning the city, coun-
ty, town, township, or village. In some
cases, however, a zoning crdinance may
reach beyond a locality’s political
boundaries. Such “extraterritorial” zon-
ing is permissible if it is authorized by
the enabling statute.

3. Zoning Districts and Regulations.
This section of the ordinance is arguably
{he most important since it lists and
defines each zoning district — as we have
noted, the concept of districts stands
al the core of zoning. Most zoning ordi-
riances will include — at a minimum -
residential, com-
merciai, and in-
dustrial districts.
Residential dis-
tricts,
are often bro-
ken down further
into for
single-family and multi-family dwellings
of varying density:

Similar distinctions, based on inten-
sity of use, are also often found in busi-
ness and industrial districts {e.g., light
industry versus heavy industry).

in turn,

Zones
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Other common types of zening dis-
:11ets are agricultural, conservation, and
sistitutional. Many communities have
also crafted a wide variety of “mixed
use” districts, allowing blends of uses in
some parts of the community.

Many zoning ordinances include one
or more special purpose zones address-
ing [lood hazard areas, historic proper-
ties. and other specialized uses. These
special zones are often applied as “over-
lays™ — that is. those geographic areas
subject 10 overlay zones are also within
an “underlying” zoning district. For
example, a property within a residential
zone might also be located within a
{lood hazard zone. This property would
be subject to the regulations of both
the underlying zone (in this case,
residential) and the overlay zone (flood
hazard).

In addition to listing and defining
zoning districts, this section of the zon-
ing ordinance sets out rules for the use
of land in each district. Most basic is the
Iis1 of permitted versus special or condi-
tional uses. Il a use is deemed permitted
(commonly referred 1o as a “by-right” or
~inatter-of-right” use), it need only meet
the ordinance’s dimensional require-
ments (as described below) and any
o:her “impact standards” {such as park-
118, landscaping, and signage standards:
sce point 5 below) to secure a zoeiing
permit.

Other uses may be allowed within
district provided they are granied a spe-
cial or conditional use permit. The
terms special exception. special use. and
conditional use permil generaily have
the same meaning; what term you're
familiar with depends on the state you
live in. The zoning ordinance will set
out the standards which musl be met for
granting such a permit. J&

Finally, this section of the zoning
ordinance inciudes, for each zoning
district. basic development require-
ments. These primarily involve dimen-
sional standards for setbacks and side
yards. minimum iot sizes, and building
heighls

4. Nonconforining Lses,
and Parcefs. When a zoning ordinance is

" Sp el Permiss,

Structuies,

adopted some exisiing uses, structures,
and parcels may not comply with the
regulations of the zoning district in
which thev are located. These uses,
structures. or parceis are then classified
as “noncounforming.” While they are
typicaliv pv....l;[n‘d to continue, their
reconstruction, or
conversion s regulated by provisions set
oui i s section of the zoning ordi-
RANCC, = mios T

5 dnmpact Regilations. Vlam zoning
ordinances melude a separate section
{0t seclions) setting out a variety of
anpacs” ceguiations or standards.
¢ mclude. for example, park-

future expansion,

fcs Heel," p. 16

g ~tandards, sign regulations, land-

requirements, urban design
a. lusioric preservation standards,
ous environmental criteria
:sua’n as rvqmremems for tree plantings
1 new developments).

6. Administration and Enforcemeitt.
This section of the zoning ordinance
speils out the duties of those involved in
administering the ordinance — the zon-
ing administrator, the governing body,
the planning commission, and the board
of zoning appeals or board of adjust-
ment. Procedures to be {ollowed when
amending the zoning ordinance. as well
as standards for assessing penalties and
fines for zoning viclators. are aiso
included in this section.

SCAPC

WHO'S WIHO 1IN ZONING

In order to make sense out of the
zoning process. il is important to under-
th e piayers and the

stand ir resp ective

PLOANNING CONMNMIRES

N Special Permits

by Neil Lindberyg. Esq.

Special perinits are
approvais given 1o uses thal meet certain
standards or conditions which are listed in
the local zoning ordinance. The condi-
tiens are olten designed 1o ensure that the
use will not adversely affect nearby exist-
ing uses. Special permiis are commonly
employed 10 protect residential neighbor-
hoods against potentially disruptive uses -
uses which might generate substantial
amounts of noise. odor, or traffic, or
whichk might in some other way be incom-
patibie with the

neighborhood.
For this reason,
uses such as
gas stations and
convenience
stores often

require special
permits.

l.acal governments are also increasing-
Iy coming to require special permits for
major development proposals. This allows
the local government. ypically through its
zoning board. increased {lexibility in
examining the impacts of large-scaie uses,
and the ability (o 1mpose conditions to
lessen adverse impacts. Projects such as
shopping centers or office parks are par-
ticularly likely to require special permits.

Zoning ordinances must specily the

siandards by which the special pernin

application is to be reviewed. Some stan-
dards are narrow and fairly objeciive.
ior example. the speciai permit use might
be required e maiintain a mmimum of 33
BeTCent open space

Standards that are oc general are sus:
cepinle 1o challenge in coust e the
around tha they allow {or arbitrary gov-
ernment action. violating individual due
process rights. However. courts are
heceming mere liberal in reviewing spe:
cial permit standards. There 1s much vari-
aton. nevertheless. and standards upheld
i one commanity might weil be struck
down inanether
Neit A Ledberg is an autericy axd an plasno
Lic is counsel o the Prove, Utah, Miniapa!
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se=. Watch Out For ...

by Greg Dale

1. When the lcgislative
body is the final decision-maker on every-
thing. Many elected officials believe that
they should have the final say on every-
thing. Their theory is that they were elect-
ed and therefore the buck should stop
with them. So. for example, many local
governing bodtes — in addition 1o acting
on zoning ordinance changes — will hear
appeals from decisions of the board of
zoning appeals; act on conditional use
permits and related decisions: and act on
site plans.

However, problems can arise. I'irst,
when governing bodies act as appeals
boards, they often do not perform this
function very well. Frequently testimony
that was taken by the zoning board of
appeals (or planning commission) is
reopened, and the matter becomes politi-
cized. Mosl governing bodies simply are
not well suited to act as quasi-judicial
decision-makers. Since legislators most
often function in an environment where
all forms and channels of communication
are anticipated, they arc also at greater risk
of either initiating or being drawn into
inappropriate ex-parte communications.
Finally, when local governing bodies are
invelved in administering regulations,
they tend to lose sight of the larger policy
issues.

2. When the planning commission acts in
a quasi-judicial role. Planning commission-
ers should understand the difference
between acting in an advisory capacity and
in a quasi-judicial capacity. When the
planning commission is making a recom-
mendation 1o the legislative body on a
zone change, for example. i1 is acting in an
advisory capacity. However, in many com-
munities the planning commission is also
the final decision-maker on certain mat-
ters, such as subdivision plat, site plan.
and conditional use/special permit
approvals.

When acting in this quasi-judicial
capacity, fact finding, evidence, and writ-
ten findings become particularly impor-
tant. In addition, certain ethical
constraints — such as the avoidance of
“ex-parte” comtacts - come into play.

)f}? “Legislative™ v "Quasi-Judicial” Actions. p.19
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3. When planning commissions get
caught up in minutiae. Many planning
commissions spend hours going through
excruciating details on development pro-
posals. dealing with items over which they
have little discretion (at least if they follow
the dictates of the zoning code). Particu-
larly in communities with professional
stafl. there is no need for the planning
commission to take on what is essentially
a siaff responsibility. A planning commis-
sion works best when it allows stafl 1o
make technical determinations, while
focusing its attention on those matters
which require discretionary decision mak-
ing. Of course. this assumes the com-
munity has a good zoning code, with
well-articulated standards, in place.

4. When elected officials try to influence
the planning commission recommendations.
It is all too common to find elected offi-
cials attending planning commission
meetings and trying to influence the com-
mission’s recommendations. This is per-
plexing, since one of the principal reasons
for planning commission consideration of
zoning amendments is to provide the
elected officials with their best advice. It is
counterproductive for elected officials 1o
try (o influence the “independent” advice
that the planning commission is supposed
10 provide them,

5. When zoning boards grani too many
variances. The consideration of variances
is one of the most difficult jobs of a zoning
board of appeals. Variances are an impor-
tant “safety valve” in zoning, but are also
often abused. Variances are intended to
apply only in unusual circumstances
where a literal interpretation of the zoning
code creates a hardship. and then only
pursuanl to standards set out in the code.

The difficulty lies in how “hardship” is
interprcted and how facts are considered
relative to standards. A zoning board
needs to clearly understand what must be
proven before a variance can be granted. If
the vast majority of variance requests are
being granted, it is likely that either the
zoning board is not requiring the level of
proof required by the zoning regulations,
or that the regulations need (o be amended.

@

Zoning Basics...

continued from page 17

roles —and the types of decisions they are
responsible for making.

The zoning process is similar to the
balance of power that we all learned
about in Civics class. In zoning, different
bodies have different responsibilities that
serve as a system of “checks and bal-
ances.” For the system to work efficiently
each role must be played well by the
respective body responsible for that role;
conversely, it is important for individual
bodies 10 not exceed their designated
role.

There are four main types of deci-
sion-making functions in the zoning
process: legislative, advisory, administra-
tive, and quasi-judicial.

1. Legislative

The legislative function involves the
adoption or amendment of the zoning
regulations themselves. The local gov-
erning body is comprised of the elected
officials in your jurisdiction. This may
consist of a city council, county board or
commission, village council, township
trustees, and so forth. Note that the zon-
ing map is considered to be part of the
zoning regulations, which means that a
zoning map amendment or “zone
change” is a legislative act. In the vast
majority of states only the governing
body can approve either text or map
amendments.

2. Advisory

Before adopling or amending the
zoning text or map, the local zoning
process will typically call for the plan-
ning commission to provide advice
on the wisdom of any such adoption
or revision. The commission will ex-
amine whether the zoning proposal is
consistent with the goals and policies of
the locality’s adopted comprehensive
plan. S Avoiding Spor Zoning, p. 15. Many
planning commissions are also involved
in drafting proposed zoning ordinances
and amendments.

In any zoning adoption or amend-
ment process the local governing body
is likely to hear from a variety of
“special interests” ranging from local
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homeowners and neighbors to builders
and developers. These groups are a nat-
ural and important part of the process;
however, it is equally important to have
the independent voice of a planning
commission that is focused on the long
range public interest of the community
as a whole.

3. Administrative

It is sometimes surprising for new
planning commissioners to learn that
the majority of decisions made in the
zoning process are actually made at the
administrative level by staff planners,
zoning officers, or other municipal
employees.

Non-discretionary standards such as
lot size, lot width, setbacks, building
height, permitted uses, sign height and
size, and parking lot standards, can be
administered by staff without the need
lor review by planning commissions or
legislative bodies. These decisions often
take the form of zoning certificates and
certificates of occupancy, and are [re-
quently made as part ol the building
nermit process.

4. Quasi-judicial

No zoning code is perfee:. nor canal.
polential circumstances be anticipated.
I or that reason, several “sulety valves”
arc built into the zoning process. Tirst
there are occasions when an interested
party may simply disagree with: the way
in which the administrative stall s
interpreted the zoning reguliions. See-
ond, there are instances where the sirict
application of zoning regulations creates
an unfair situation to a property owner.

Typically, as part of the zoning
process, a board is designated to hear
appeals and consider variance requests.
This board is usually referred to as either
the “board of zoning appeals,” “board of
adjustment,” or some similar title. It
generally acts in a “quasi-judicial”
capacity because in most states and
communities its decision is final {sub-
ject only to appeal in the local court sys-
tem). This means thai zoning board
decisions must be based on specific fac-
tual evidence, and include written find-
ings of fact to support the decision.

PLANNING
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Planning commissions in many
states sometimes also act in a “quasi-
judictial” capacily. /S Tor more on this, see

point 2 in the “Warck Out For” sidebar p. 18.
SUMMING Ut

Treatises have been written on zon-
ing. In fact, your planning department
or municipal attorney’s office may well
have one or more of them. Given the
constraints of time and space, we have
necessarily {ocused on some of the more
basic aspects of zoning (and despite
state to state differences, zoning is
remarkably similar nationwide). By at
least having an understanding of the
basics of zoning — and of who’s who in
the zoning universe — you should have a
better feel for your job as a planning
commissioner or zoning board member.
In the next issue of the Planning Com-
missioners journal, we'll 1ake a closer
look at a constellation of issues related
to “zoning and neighborhoods.” @

C. Gregory Dale is a
Principal with the plan-
iting and goning firm of
M Bride Dale Clarion in
Cuicinnati, Qhio. Dale
ALages !?J‘(l‘i?i]jilg pro-
OIS i ool ts teain-

g foi plansing officials

iR THC CouR.
Hewoabo o foricr Piesident of the Glie Chapter

of the s fcar planiing Association.

Vichael Chandler is
Piofessor aind Commuiity
Planning Lxiension Spe-
cialist ar Virginia Tech in
Blachshurg,  Virginia.
Chandler also conducts
planning commissioner

training programs acioss
the country, and is a fie-
quent Speaner al workshops. His columit appears
in each issue of the Planning Commissioneis
Journal.

Editor’s Note: 1f there are any
zoning topics you would like to
see addressed in future issues of the
Planning Commissioners Journal
please call or e-mail us at:
1-888-475-3328 or pcj@together.net

Editor’s Note:

. .
Legislative v.
Quasi-Judicial

B Actions

The distinetion between the "legisla-
ihve” and “quasi-judicial” role of a plan-
131 COMMISSION 15 ONe Many new
planning commissioners are not familiar
witl. 1l can be an important distinction.
however, because when a commission is
acling in a “quasi-judicial” capacity, it lypi-
cally must follow a range of procedural
and ethical standards designed 1o ensure
that property rights are respected. This is
mandated by the Constitution’s due
process clause.

Atwrney Gary Powel] provided a con-
cise explananon of the two different roles
m Issue =2 of the PCJ:

A planning commissioner takes a

‘quasi-jidiciar role when engaged in deter-
nining the righis. duties, privileges. or
tenefits that relate 10 a specific property or
propenty owner. This happens. {or exam-
pie. when a planning commissioner is
called on 1o review a conditional use
request lor a specifie parcel. or a subdivi-
sion plat. 1o contrast. the other role plan-
ning commissioners ofien assume involves
dealing with Jegislative” type activities.
Tins role is taker when a plamung com-
miissioner is engaged in recommending
statxcdards that have a general and uniform
eperation, and which are ulitmately decid-
e In the local legisiative body. Tor exam-
me.wher the planning commission is
waising on & proposed zoning ordinance
that wili go w the legislative body for final
approval. the planning commissioner is
engaging in what is considered to be leg-
slaiive type {or advisory! activity.”

A muore thorough discussien o prece

. saleguards (such as adequate notice.
e oppoertunity o be heard and present
evidenee. and written decisions supported
by reasons and findigs of lact) needed

wien a planning commission 1s acung i a

ceeTin PCJ =330 Tor a review of the vari-
ous cthical issues facing pianning
commissions in ther decision making. see

Greg Dales collected ethics columng in
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So You’re Gonna Revise
the Zoning Ordinance!
Part One

By Leslie S. Pollock, AICP

hen the mayor and city council announce it is time to

revise the zoning ordinance, they unleash a process
that will involve consideration of issues that at first blush,
appear totally unrelated to zoning. Persons who believe they
are well versed in the zoning ordinance will invariably
discover that some assumptions or premises about the
ordinance are not true and that the unintended consequences
of certain zoning requirements arc legion. Even the zoning
administrator—typically the person most knowledgeable
abour the intricacies of the ordinance—can always find
something new and disquieting, as little-used provisions are
examined, dissected, and discussed.

Zoning does much more than “regulate
land use.” The detailed policies and
standards contained in the ordinance
effectively structure the community’s policy
in many other areas, including urban
design, housing, environmental quality,
property value, traffic, and transportation.

This issue of Zening News explores issues related ro whe is in
charge of revising the ordinance, assessing the state of the
present ordinance, and determining the necessary changes. Next
month’s issue moves readers through the process of a zoning
redraft, including current approaches and rechniques for the
ordinance outline and organization, administrative provisions,
district strucrure, development standards, definitions, and
reviewing and adoption.

The scope and implications of the revision are rather
significant, given that zoning does much more than “regulate
land use.” The detailed policies and standards contained in the
ordinance effectively structure the communirty’s policy in many
other areas, including urban design, housing, environmental
qualiry, property value, traffic, and transportation. Moreover, it
does this in a degree of derail that makes the policies of the
comprehensive plan resemble community design as if done with
a blunt instrument. The zoning revision usually comes after a
comprehensive plan updare, and it is often during that update
that community leaders working to secure support of the plan
point out that the policies in the plan are flexible. The zoning
ordinance is just the opposite, with many of its policies

inflexible and many of its standards unbending. Moreover,
while a substantial number of these standards have been codified
and sanctified by years of use, communicy leaders are not always
sure of the origins, reasons, utility, and impacts of certain
development standards in the ordinance.

The ordinance rewrite generates new constituencies. Groups
appear thar favor the existing development patterns and believe thar
the status quo ought to be preserved, telling city officials thar the
strength of the present ordinance has made such development
patterns. Other groups come forward asking for modifications to
serve the needs of one constituency or the other. Some
constituencies ask for more controls while others ask for fewer.

The Zoning Revision Process

How does one balance these conflicts? How does one determine
what standards to keep and what standards to change? How
does the community make the ordinance more flexible yet srill
predictable—as is often the cry—and continue protecring the
ever-present issue of local property values? Every community
approaches an ordinance revision in a manner best suited to the
issues faced by the community, the politics of the moment, and
the resources available. Some communities jump head-first into
the process. Most, however, think the zoning revision process
through and decide that they would be best scrved by a basic

five-step process:

m Pur someone in charge.

m Identify whar is wrong with the ordinance.
m Agrec upon the scope of changes necessary.
m Redraft the ordinance.

m Review and adopt the ordinance.

The strength of this process s that it can invelve people who
are interested or concerned, it approaches the ordinance revision
in a sequential manner and builds consensus on proposed
changes, and it keeps the process focused.

Whe Is in Charge?

Zoning is a key municipal function, and it is obvious thar the
mayor and city council will be in charge of an ordinance
revision. But who will shepherd the revision on its way to final
approval? First, the city council may want to retain conrtrol and
actively parricipate in all facets of the process. Alternative
candidates for this role are the plan commission, zoning beard
of appeals, or zoning commission. State statutes may also give
guidance in this decision, as may local tradition.

If the community is open to considering options, several
observations might be useful. First, the zoning revision is
essentially a policy process, and the group charged with the
revision should have a policy orienration. Second, such a
revision cuts across many arcas of expertise, including law,
planning, architecture and urban design, real estate, and
construction, amounting to more than an adjustment of
regulatory provisions. Third, a revision will involve various

@z




constiruencies with different issues and concerns. The
process might become controversial, so the group should be
skilled and comforeable leading an open public process.
Probably the most appropriate groups, given these
observations, are the plan or zoning commissions constituted
especially for this purpose.

The assignment of staff to the revision group is critical. The
process is too demanding and toc imporrant © be assigned to
2n individua! who is overloaded with other duties. Persons
working in the zoning revision should have available adequate
planning or zoning department personnel to carry out the
necessary rescarch and conduct additional meetings. Even if the
city decides to use a consultant in the revision process, provision
for adequare and knowledgeable support staff who know che
ordinance is essential.

Broad-based public input is difficult at
the early stages of zoning revision.
People find zoning an easy issue to talk
about when it impacts individual
property or a single neighborhood, but
its often complex structure and derail
make it a topic that does not hold 2

high degree of interest.

What Is Wrong with
Our Present Ordinance?
You cannor fix the zoning ordinance unless you agree on what is
broken. Therefore, a careful and complete listing of problems
and issues is an important task. This list is best developed
through a program of community input that reaches out to the
key members of the “zoning constituencies,” including city stafh;
the plan commission and zoning board of appeals; the city
council; the real estate community, including sales,
construction, design, and finance; and the activist community,
including represenrarives from homeowners associations, CIvic
betterment leagues, and community-based organizations.
Broad-based public input is difficult at the early stages of
zoning revision. People find zoning an easy issuc to talk abour
when it impacts individual property or a single neighborhood,
but its often complex structure and derail make it a ropic that
does not hold a high degree of interest. Therefore, it is best 10
structure working groups of representatives from the
constituencies listed above to keep a routine check on issues
from various perspectives, Obviously, it is important to keep the
community informed through the media and community
outreach mechanisms, bur a zoning updare is much different
from a comprehensive plan update, and in its initial stages
usually fails to attract broad-based participation.

Leslie S. Pollock is a principal consultant of Camiros Lid., a
planning and zoning consulting firm with offices in Chicago,
Denver, and Indianapolis. He has prepared numerous zoning
ordinance revisions for communities dcross the country and is
currently assisting Clark County (Las Vegas), Nevada, with the
preparation of a new Unified Development Code.

‘Three key issuc-based analyses should be performed to
complement the issues addressed by the consiituencies,
including a review of the relationship of the comprehensive plan
to the zoning ordinance, a technical review of the structure and
consistency of the zoning ordinance in light of current best
practices, and an analysis of zoning change actions over the past
five years to gain a sensc of key problems. Such analyses should
look at the pattern of variations, text, and map amendments.

Among the typical scope of issues to be addressed or
investigated are:

n  The utility of the current ordinance organization. Does the
ordinance clearly specify who is responsible for various
application reviews and approvals? Is that responsibility
assigned to the most appropriate board, commission, or staff
position?

s The relationship of district structure so the comprebensive plan.
Do the purpeses and standards of each zoning district refate
to applicable policies of the comprehensive plan?

w The adequacy of current administrative structure. Can
applicants easily identify who 1o sec or what to apply for
when they have a zoning problem or need? Do the reviews
and approvals happen in a timely manner?

m  The wility of current development standards. Are current
parking, landscape, environme vial, and similar requirements
casily applicd, and do they have the desired resules?

w The currency andfor lack of definitions. Are terms defined ina
contemporary manner, and are all major wwrms used in the
ordinance clearly defined?

n Thescape of vrdinance interpietntions. Docs the ordinance
clearly specify district requirements and the related approval
process, or does the applicant often depend upon staff
interpretation of such requirements?

w The relationship of zoning bulk standards 1o the development
being constructed. Do the height and yard regulations
encourage or discourage a desired type of development? Does
it result in buildings of desirable scale and design?

T'his material should be prepared and summarized in a form
that can be presented to key decision makers, the zoning board,
plan commission, or city council for review and confirmation, as
well as made available to the participating public. This list
essentially represents the first summary statement of the
problems or conditions that need 1o be resolved or addressed
through any zoning ordinance revision, and can help to focus
the community and the group charged with the zoning revision
on the scope of changes to be addressed.

What Changes Are Necessary?

The value of such a list is that ir can be used to determine the
changes that should be made o the zoning ordinance through
the revision process. The scope of these changes can be thought
of as proposed zoning policy. Comprehensive pianning is often
thought of as a policy exercise and zoning is often viewed of as a
regulatory exercise. Yet, there is as much or more policy
development inherent in the zoning process as within the
comprehensive planning process. ‘The need for policy at the
zoning level may not be evident at first. However, if zoning is a
book of rules, then why are such rules set, and by whom?
Zoning is not a general regulatory measure, but a highly specific
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approach toward addressing such details as placement of
buildings; specifying the type of land uses that can be located on
specific sires; and addressing 2 myriad of small bur significant
requirements for parking spaces, sign location and design, and
toierable noise, vibration, and dust levels through site uses. The
guidelines and policies required to provide such direction are
extensive, and their development is very demanding.

While many of the derailed standards, such as those for
parking, should result from national best pracrice research, it is
clear that some of the more particular communiry-based rules
must emerge through local policy. This includes rules pertaining
to administration, district and land-use structure, and
development standards. For example, current revision activities
tend to consider the following administrative questions:

m How do we streamline the development review process?
m Should we urilize hearing officers?

m  Whar are the hearing and decision responsibilities of the
zoning board of appeals, plan commission, and city council?

m Should the community move to site plan review or even
further into design review as part of the zoning approval
process?

Zoning use and bulk policy questions are often quite specific
and related 10 development problems raised within the
communiry. For example, one of the key questions asked in
many commaunities is how ro adjust the zoning ordinance to
address the “reardown” and “mega-house” development trends
occurring in established neighborhoods around the country.
Other questions might include:

m  Are the present commercial districts encouraging or
discouraging the desired urban design character?

m Are more districts needed to carry out the plan policies and
reflect community desires for specific control in one area and
more Hexibility in another?

Depending on the answers to these and similar questions, it
will be clear whether changes in district structure are needed.
Policies need to be established to guide the drafting of new
districts.

Development standards always need attention in the revision
process. Do the present standards require too much or too little
parking? Do the community’s urban design concerns suggest a
need for additional or modified landscape and site design
standards? Does the community need 1o be more fexible in
accommodating accessory uses such as home occuparions and
day care? Are the environmental standards, addressing noisc,
lighting, vibration, odor, and dust useful and applied properly?

Much of the research into these standards or policics may be
directed roward best practices. However, best practices vary
depending upon how aggressive the community wants to be in
implementation and measurement, and how restrictive it wants
1o be regarding on-site development. Answers to these and
similar questions go to the heart of regulatory control.

In many respects, it is better to agree early on the scope of the
changes 1o the ordinance rather than debare the proposed changes
when the ordinance is completed. T'o that end, it is useful to
suggest policy alternarives for resolving the key issues identified
carly in this stage 10 encourage debate and discussion by the groups
that raised the issues. It is also importan: 1o secure adopten of
these policy decisions by the entity responsible for the revision prior

@

to undertaking the redraft. The adopted policies list resulting from
this discussion becemes not only the guide to ordinance drafting,
bur the key tool in supporting the revised zoning ordinance during
the hearing and adoption process.

ZoNiNG News BRIEFS

Lake Tahoe Preservation Case

The Tahoe Sierra Preservation Council (TSPC) is claiming
partial victory in a lawsuit against the Tahoe Regional Planning
Agency (TRPA). The lawsuit, filed in 1984 by approximately
449 people who own property in the Lake Tahoe area, alleged
that the planning agency’s zoning regulations had taken away all
viable economic use of their property.

dpoyp [nurg)

The warer clarity of Lake Tahoe has been decreasing since
the early 1950s because of increased development and more
impervious surface coverage. Stormwater runoff and high aigac
growth in the lake (a consequence of development) is causing
the lake’s color to change from clear blue to “opaque green.”

In 1980, an amendment in the Tahoe Regional Planning
Compact required the agency to protect Lake Tahoe and its
environment by developing a new regional plan and
environmental threshold carrying capacities. Following that
decision, TRPA passed strict fand-use regulations, evencually
issuing a moratorium on all new construction in the area. The
moratorium was in effect until a new regional plan was
adopted.

The regional plan, adopted in 1984, classified land into
“land capabiliry districts” based on how prone the lake was to
envirenmental damage. Vacant land was placed into districts
ranging from onc (the Jeast suitable for deveiopmert) to seven
(the most suitable). Virwally no development was allowed in
districts below three because of the high risk of crosion in these
areas. Development in stream environment zones, which are
arcas that act as filters for stormwater runoff, was restricted.

In the recent U.S. District Court ruling, Judge Ed Reed
found that a taking had occurred during the moratorium of
1981, but stopped wher the regional plan was adopred in 1984.
The next step is to go back to court 1o determine how much
compensation each property owner will receive. Mary
Gilkanfarr, exccutive director of TSPC, says: “It will probably
come out in the range of [a rotal of, $20 10 $50 millien.” John
Marshall, council for TRPA, has already begun to appeal the
decision. The Planning Advisory Service can provide PAS
subscribers with the U.S. District Court decision.

Becki Retzlaff
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So You’re Gonna Revise
the Zening Ordinance!
Part Two

By Leshie S. Pollock, AICP

Pm ane of this two-part series idenrificd issues w0 be
considered during the preliminary stages of an ordinance
revision, including communiry approved policies that guide the
structure of the aew or revised ordinance. Now, it is time 1o
begin the drafring process. This issue of Zoning News explarcs
current approaches and techniques for the ordinance oudine |
and organization, administrative provisions, district strucrure,

development standards, definitons; and reviewing and adopting .

the ordinance. Give this process pleary of time and approach
the drafring mep incremenrally. Do not cxpece to get it.righe the
firer rime.

Three drafts will probably be o during the revizion
process. The firsr draft is for internal review, ex cermin details may
be missed and some policy changes could have umntended
implications. Also, administrators can evaluate whether proposed
changes meet specificd goals or follow specified policies, The
secand draft cypically circulaves within the community for review
and discussion. Unanticipated problems and issues emerging from
the discussion of that draft can then be recrified and reflecred in the
public hearing draft, which is presumed to be complere and fully
responsive in all aspecrs of is development.

Ouiine and Orgunization :

Most zoning ordinances evolve through amendmenr. This
process can lead to organizadion problems, which result in
regulations thar are hard to find or follow and a document that
is difficuls t0 use, :

At this srage, it s important to derermine the desired
ordinance. An appropriate alternative 1o the ardinance as a free-
sranding document is to include all land-relased regulatory
conrrols 1n the form of a unified development ordinance ehar
invegraves subdivision, zoning, improvement standards,
development review, and other relaved companents of the city’s
devclopment regulations into a single documen.

The choice of maintaining & zoning ordinance as a single
document or as part of 2 unified devclopment erdinance
depends bath upon local rradition and a degire for
administrative efficlency and effectiveness. Such a decision
could complicate the process, increasc the scape of issue
idenrification and policy development, and affecr the
arganization of the document, Generally, it appears thar unified
development ordinances are berrer suited for communiries
experiencing major .

Drafting the ordinance may begin after an agreement has
been reached a¢ 1o itz outline and organizarion. Depending
upan the complexity of the intended ordinance, rhe extent of
the chenges, and the characrer of the communiry, redrafring che
document could be done prior to any review procedures.

- Anorhi BRI
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Because of an inrerrelarionship becween sections offthe
ardinance, the adminisrrative provigions may direcely affect che
inrerpretation of cartain requirements. I iz often mor desirable
ta redraft the entire ordinance before subjecting it to
community revicw. This is casier if the scope of the erdinance
revision is modest, the ordinance is devoid of complexity, and
the revision is not a technically or politically conrentious issue.

For complex redrafts, any work should be done on a
component or modular basis. Such is alsa the case when
different constituencics are interested in different portions of
the ordinance, Regardless of the approach, the redrafting
process should include administrative provisions, community
districts, design and development standards, and definirions.

Adminisivative Provisions,

Administrarive provisions rypically cdver three broad topic
areas, including roles and respopsibilities of the various boards,
commissions, or individuals charged with administéring
portions of the ordinance; procedures used to evaluate and act
upon the different reviews and approvals contained within the
ordinance; and procedurss and penalties related o enforcement
of the ordinance provisions. The procedures should clearly-
describe the administration process, maintain due process, and
facilirare efficiency of operarion and consistency of application.

The redrafting process should include -
administrative provisions, community
districts, design and development
standards, and definitions.

Districts

The district secrion of the zoning erdinance is ofven viewed az
the centerpiece, as the diatrict strucrtire rends to implement the
land-use palicies of the comprehensive plan. Thus, the number,
purpose, and content of each districr ought to be drafted with
considecarion of thase policies and the disatibution of che
existing and proposed land-usc pasterns as indicared in the
comprehensive plan land-usc map, Typical zoning districr

' SECTIONS CONTAIR a PUXpose statement, use regulacions, bulk

regularions, and sirc development standards.

Purpose. Often overlooked because of its seemingly
innocuaus funcrian, the purposc statement sers forch the intent
of the district, the objectives o be achieved by the districr, and
irs linkage to the comprehensive plan. The purpose staremenr is
2 key tool in esrabilishing the link beeween the comprehensive
plan and the zoning ordinance. It can alsa rurn the zoning
ordinance into an implementation mechanism for the plan, The
purpese statement is most imporeant when zoning is challenged,
as it can show thar rhe district is arranged in a fashion char
carries our the intent of the comprehensive plan,
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Use Ragrlasions. A specified list of land uses allowed in a regularion is growing in popularity as ix represents a
particular zoning district is the traditional form of zaning control,  performance type, use-based zoning that helps to canry our
and the key sucrogare for decermining the land-use activity, which  specific aspecrs of communiry land-use policy.

might have 2n adverse affect upon adjacent land uses or the Special uses are generally accepred within specified distien,
eharacrer of a zaning district. Some performance zoning approaches  but need 1o be evaluated on a case-bry-case basis. Thus, the
have bypassed land uscs a5 2 susrrogare and esmblished districe zoning process for special uses requires a formal public hesring
* conrrals permitting any use if adhering to cercain performance and an evaluation of the degree 1o which the uses meer criveria
chasacreristics. However, such ordinances have mer with same catablished for judging their merit and acceprabilivy,
disfavor as a result of communixy difficulry in understanding the Other trends in use regulations include conditioning the
kinds of ures that might be locared in a pardeular arcy, the character and location astribures of uses by establisping more
complexity of applying such pracedures, and the lack of permirred uses wich seandards, and focusing the conditional
predicrability regarding possible development patemns. "use process on those uses thar tend to creave the greatest land-

use fricrion in the community. The bewildering acray of new
commercial activities, the mixing of usss, and the wide vaciery
of building types haz led 0 2 deparrure from extensive listings
of uses in favor of more general rermas thar are precisely
o] J defined in a performance manner. For example, retail and
Ordinance Outline and Organiznfion service uses may be listed in 2 commercial diztrict and then
ST defined ro zpecify rhe arcributes of such uses in the definition
gection of the ordinance.
+  The mixcd use phenomenon is growing, Mixed uses are
accommodared either through the disvricr use lise (somerimes
Rough Draft with special review pracedures eszablished) or through a
4 “broadening” of accessory uscs, where the use is considered ro
" beaccessory to & principal building.Examples include retail
faciliries in residential buildings that serve building clients ar a
broad definition of accessory uses within a hotel or resort

1 H - EnvIronmenr.
Warking (discuseftn) Draft ‘Budk Cantrols, Bulk conerols deseeraine building location
‘ 1 : and the intensity of development on the lor. Convenrional bulk

control standards address yards, heighe, and floor area rario
(FAR). Bulk conrrols, which help to esrablish the characver of
development, have become the subject of attention in

Public Hearing Draft communixics that are dealing with the replacement of older,

i smaller-scale buildings with new consrrucrion thar meets the

maximum bulk conrrols allowed in the district but cends to
visually “overbujld” the lot. Communiries have addressed chig
issue with sliding’seale heighr seandards, where maximum

The haight is held back ar a considerable distance from the froat
Adopted . building line, reduced residential FAR, grouad coverage

di limitarions, and requirements for aggregate space berwsen
Ordinance buildings.

Another trend in bulk standards is “build-to-lines,” which
helps to establish design characrer. This rechnique differs from
o setback by establishing a line thar buildingz muszr adhere o

In contemporary zoning ordinances, usc lises tend to include  rather than be sec back from. The purpose of build-to-lines is
permiteed waes, permirred uses subject to special conditions, and  encoursge the development of 2 unified "strecr wall” that brings
special uses, Permirced uscs arc allowed by right. No condirions  bulildings closer to rhe sereet. :
are arrached o these uscs, and if 2 developmenr proposal meers Tradinonal bulk standards, employed t consrol the locarion
the bulk and sice developmene standards established within the  of accessory uses on sixes, include siee serbacks for off-erreer
districy, the zoning review snd approval shauld be swift and parking, frecstanding signs and secondary srrucrures such as
without constraint, Permired uses subject to establishad parages, and che height and locarion of fences, landscape

canditions is a subser of the permirted wse. These csrablish material, and play equipment. These measures indicare a rrend
cerrain limits on & use by righr which, if met, should lead w0 roward using the zoning erdinance o establish and facilivare
similar swifc and unconstrained approval. This form of urban design policy in the communicy.

Development Standards
Leslie S. Pollock is ¢ principal consultant of Camiros Ltd., a Using developmens standards in rhe zoning ordinance has
planning and zoning consulring firm sith offices in Chicago, increased gignificandy over the years, Zoning has evolved from a
Denver, and Indianapolis. He bas prepared mumerous zoning property protection tool to a measure for implementing land-
ordinance revisions for communities across the country and it uge and urban design policy.
currently assusting Clark County (Lar Vegas), Nevadq, with the Developmenr srandards include such site controls as off-
preparasion of a new Unified Development Code. streer parking and loading, landscape and buffering, signage,

N
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environmentsl standards, and site design policy. The following
painrs represent just a fow imporsat wends in the evalurion of

development amn'daxl'dx,

m The purpose of developmenr standards is to enaure that
certain facilivies are accommodared on site (off-strest
parking, signs, fencing) and are designed and located to
minimize the impact on adjacent properties and help
eatablish a specific urban design image.

Swndards rend to be performance based, aring policies and
criteria to be met, but providing the designer with fexibility
in meering such criveria.

Elemenrs of development standards are becoming meore
discrevionary, with judgments of adequacy being made
through plan review procedures administered cither by
professional staff or review boards. .

Plan submirral requirements are becoming more demanding
and seringent, Some coramunities, in order to excrrise design
review and cvaluate how well propasals meet performance
standards, require site plans prior to granting zoning
approvals,

The scope and detil of development standards have
increared. Considet che following: -~

Parking and Loading. The parking and loading secrions of”
today’s zoning ordinances do much more than preseribe the
amount of off-street parking and loading'required for each use.

Off-strect parking sections may includs standards for bicycles a5

well as autos. Landscape requircments for parking lovs are also
commonplace, usually addressing peripheral parking lor
screening and landscaping of internal or islands. Shared parking
srandards are becoming ubiquitaus, recognizing rhat busincsses
within close proximiry may operate at diffcrent peak howss and,
thetefore, allow the computation of pazrking needs based upon
the characeristics of the use, Some ordinances allow for the
development of & master parking plan to lower overall parking
standards for mixed-usc developments,

Losding standards have become less onerous, in recognition
of the facrt that loading ofren occurs through van delivery. As 2
result, the demand for large loading spaces in shopping centers
has declined. :

Landscaping. Landscape provisions reflect a growing
concern with site design, Bufferyarde that separate
incompatible uses fall under “gencral” usage. Buffesyard -
srandards tead ro have a sliding scale, whereby the size of the
buffer azea decreascs as the intensity of the plane marerjal
increases. Landscape screening requiremencs are fairly
common roday, especially for relarively unsightly arcas such
as outdoor storage and parking lots, and as a transition
berween dissimilar uses, Some ordinances even specify
planding requirements within various fronr, rear, and side
yards, and address the aumber of trees or shrubs per linear
distance or turf square foorage, Limirations on the amounr of
impervious surface are relarively commanplace, emerging in
response to policics regarding drainage and urban design,

Archirecrural character is becoming mere of an lssue in
zoning ordinances. Ordinances have not become appearance

. design manuals, but they do provide general design policy.

‘ Examples include regulatiops thas limir garage doots from
facing the street and specify garage locarion, esrablishing ani-
monotony provisions, limiring the extent of a blank or
unarriculated wall on major indusrial or commercial buildings,

d

" buildings on site and distance berween
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and addressing domesric archirectural design, such as parches or
strecr-side entry doors,

Urhan design and land-use policy is also reflected in a varicty
of other perfarmance requirements found in conremporary -
ordinances, inclnding spacing standards between specified land
uses, the adoprion of the Renton srandards for Jocating adult
uses, and using maximum square footage to classify a particular
uge a5 “permirred” or “special.”

Planners and zoning officials conrinue vo use environmensal
srandards ro contrel noise, vibration, dust, glare, light lgvels,
smoke, and other nuisances. Criginally established as a way to
regulace industrial development, many ordinances have
employed performance criteria in residential and commercial
districts. However, dificulries persisy in measuring these factors
casily, In moat eases, performarnce criveria are still enforced by
complaint or initial certification rather than rhrough any
municipa! technical evaluation.

Sign contyol. Signage is now an esseatial element of local
land-use regulation, and a variety of approaches to on-premises

. sign regulacion are used. Sign ares square foorage limirarions

baged on propesty froneage (e.g, one square foor per linear foor
of fronrage) is the mose common approach. Spacing standards
for free standing signs, which dewrmine sign distances from
sites, is 2lso 2 common
approach in sign conrrol, O

Many communities address sign contzol more rigorously by
adopting concepts that conrrol the placement and pymber of
signs on a building, Evidence suggests a general movement
roward reducing the heighy of free~sranding signs and
encaumg;'ng monumenr sigm over pole signs.

Mosr gign conrrol is ried to zoning districts, with sign arca
allowances being more restrictive in residential districts and
less restrictive in commercial and industrial dissricts, Some
cities employ approaches orher chan zoning diserices when
arrerial sxreets traverse a variery of zoning districts and the
desire is to have uniform sign contrel along the awreer. The
use of overlay zanes for sign contral, or esrablishing sign
requiremenrs hated upon street classification, have been used
to addrpss zuch situations. Furthermore, many communities
review sign location and design as pace of the design review
process.

Definitions

Clear and complete definitions are key ro a usefu] ordinance.
The number of defined rerms is growing, as is evidenrin a
comparison of current ordinances with those of 10 years
past. Today’s definirions reflect the more linigious concerns
of a modern socicty. Furthermoere, communitics have a
strong scnsc of what s wanted in particular areas and need to
consult an extensive bank of definicions to help define land-

use types.

Reviewing and Adopting the Ordinance
The zoning ordinance adoprion process should begin early.

. Indeed, it could be said thar adoprion stars wath a review of the

policy list early in the process. This is when the ciry council
should affirm the divecrion of rhe revision. After a public hjatus
created by the ordinance drafting period, the adoption process
will become more visible, 25 2 "working” or “public discussion™
draft is released and reviewed.

The working draft should be exposed 1o the public, che
devulopmenr and real estate communies, ciry deparmmencs, and
public intcrear groups for general review and discussion. In

D,
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many communities, zoning workshops are held to resr the
concepts of the ordinance publicly and o gauge reacrions.

After a review of the working draft, a public hearing draft
can be prepared ro respond to comments, This is followed by a
public hearing and, finally, the ordinance adoption. Intrestin a
zoning ordinance revision does not peak untl the drsfe
ordinanee is made available for public review. Iavolving the
broader communiry during the saxly stages of 2 revision usually
fails to genersre much interest, Once drafted, however, the
zoning ordindnce allows residents to see what is proposed in the
distriets where they reside, own property, or plan w develop.

Procedures thar are built into the development review
ptocess should guide and suppore public discussion of the
otdinance, production of ordinance summnigries, and consistency
in ordinance adoption. Ordinance edaption iz really a two-part
process that includes a revision o the rexr and g revizion to the
z0ning map. Both tend to ignite conrroversy, so preséntation of
the documents should be carefully srraregized.

Under cortain circumstances, it may be hest to move forward
one step at a time, securing adoprion of the text before
addressing and presenting a revised map for adoption. In other
cases, it may be impoasible to separare the rwo. A public
informarion plan, which clearly specifies the changes made in
each, and the relavjonship of the documents to city planning ¢
and develapment policy, must'be carefully developed.

‘The zoning ordinance allows residents
1o see what is proposed in the districts
where they reside, own property;

ot plan to develop.

Asscssing, revising, and adopring a ncw zoning oxdinance can be
a daunting rask. It requires a professional team rhar can assure full
public educarion und presentation of the iseues and responses.
Ordinzncs revision also requires building undemstanding and
support among 2 mnge of different constituencies, including those
which are polirical. A commitment of staff time and financial
resources is needed regardless of whether the ciry does the revision
or employs & consulrant.

Zoning revisians cannot happen quickly, and ciries
ineerested such an undertaking should undersrand cheé time
investment. Indeed, controversial revisions may require
several years, perhaps calling for an incremental adoption
process. Nevestheless, as the key land-use pelicy dacumenc,
the zoning erdinance must evolve and change with the rimes,
& process that happens best through an organized, well-
staffed revision process.
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ZoNINnG News Briers

Another Rig Box Battle

A propased big bex retall developmeny has produced divided
opinions in the vown of Northfield, Minnesota. A referendum was
held in March to decide whether to allow comemercial
development in the town of 16,000, The referendum asked the
question: “Shall che Clry of Northfield enacr an ordinance wo
permit Jarge-scale rerail esrablishments in planned devijopment
zones in highway business diserices?” The big box retailing indusery
won by a narrow margin (50.9 percent to 49.1 percent), chus
paving the way for Targer to construct a 126,000-square-foor store,
which it to anchor a multi-phased retail development on Highway
3 near the edge of wwn.

Cirizen-based groups squared off over the development.
Cirxizens far Rezponsible Develdpment opposed the zoning
ordinanite changes while Cirizens for Target (lacck changed vo
Citizens for Northficld) supported the development propossl.
Local media were at similar odds. Northfield News edirorialized

* in favor of allowing large-scale rerail srores, and rhe Minneapolis

Star Tribune encouraged residents to "dare to think outside the
big bax.”

LgMany Narthfield residents are conceened sboue the impact of
hig box rerailing on downmown busintsses, Norchfield's historic
downrown is nesded slong the banks of the Cannon Rivar and
within walking distance of the town's twe privare colleges. The
downtown’s primary commercial sereer (Division Sereet) is lined
with unique seseaurants, shops, and g hiseoric inn. Naorchfield plays
host to the annual Defear of Jesse James Days, commemorating the
outlsw's failed attempr w rob 2 Northficld hank in 1876, The
Target development proposal led the Preservation Alliance of
Minnesota w list downtewn Northfeld on fes annual list of the
srate’s 10 mosr endangered historic sites,

Targer supporters claim the development will allow
Northficld to generate lost tax revenue from residents traveling
elsewhere to shop, It is hoped char people who travel to Target
from the surrounding arez will also spend money 2nd time in

‘the historic dewntown.

Despite winning the referendum, the proposed Target score
still Faces hurdles, as the site for rhe srore is Iocared in adjacent
Bridgewaver Township. Norehfield officials inrend to annex the
30-acre site and amend the comprehensive plan to reflect the
outcome of the referendum,

Another porenrial obsracle for the development is
Northfield's ordinance. Targer officials told the city council in
April thar elements of the planncd development zone (PDZ)
gould prevent them from ¢onatructing the svore. The PDZ
contains standards dealing with street-level transparency of the
building, requitements for mulriple customer entrances, snd
provisions dealing with the amounr and location of packing
apprapriare for the developmenr. For example, the PDZ
approved by the referendum required 40 percenr rransparency
for the streer Jovel facade. Target officials, however, proposed -
only 2 six percent transparency. The city council is considering
amendments to the PDZ that would preserve the essenrisl
elements of rhe ordinance. The 2mendments would not requite
another referendum, but would be heard at public heatings of

the ciry council.

This is not the Arst time residents of Northfield have rackled
the issux of big box retail. In 1986, citizens vored successfully
against & proposs) thar would have allowed Wal-Mart to
construct a store in the rown. Jasors Wittenberg
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Beyond Euclid:
Infegrating Zoning and Physical Design

PART ONE: THE EvoLUTION OF PHysicaL DESIGN IN ZONING

By David C. Rouse, AICP, Nancy L. Zobl, AICP, and Graciela P. Cavicchia, AICP

Thc original rationale for the development of zoning was based upon the
separation of uses to protect the public health, safety, and welfare. This
approach was legitimized by the Supreme Courr in the famous case of Village of
Euclid v. Ambler Realty Co. While the Fuclid case introduced the concept of use
separation in 1926, the application of design regulations was already in place in
the New York City zoning code of 1916. The New York ordinance, however,
was not intended to regulate physical design beyond rudimentary dimensional
requirements (i.e., setbacks, density limitations, etc.) to permit light and air and
prevent overcrowding. ‘

Since its inception, zoning has served as the regulatory foundation on which
government has relied to address health and safety issues related to development.
Yet, as development parterns adapted to changing social factors—for instance,
from universal use of the automobile to widespread migration to the suburbs—
the foundation of zoning remained static. A variety of techniques has evolved
over the years to use zoning as a design tool to shape physical form rather than
merely addressing health and safety issues. However, new techniques to deal with

Physical Design Regulations within Zoning Codes

This matrix shows how attemprts ta reguiate development th incremental additions o the
gonginal Eudidean model have been valuable, but are still net totaily successful in addressing larger
isares related to physical developmeant. While the foundation of zoning can be refined

to accept changes in dmlxment patterns, it aione cannot be relied on ta provide a cantextual
framework for developme:
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CONVENT!ONAL APPROACHES

EUCUDEAN CODES: have effect: flealt with the issues involved in the separation of iand uses.

Lack of detign standarcs combined with markat pressures have often creatsd phaiui

The incorporation of Historic Preservation and Design Standards as Gverlays to zening codes have contributed
ta the improvement of urban form and public space.

PUD: have brought more ility t0 2o i based on a i
These d:vehpmgenl patterm have often m&ud in segregated endaves of single uses.

EMERGING APPROACHES o ;
TND: have been effective in creating development patterns whils hghs preseribing form. style and materials used.,
These ondes may not effectively deal with a range of existing and new lopment patterns,

FORM DISTRICTS: have not yst been implemented but they have the potential o reguiate deveiopment patternc

by tocusing on the character of exisung distnets.

changing development parterns were typically
applied on top of the established regulatory
foundarion. The results were more complex
ordinances that added new layers of regulation
without changing the underlying approach.
Consequenty, zoning codes thar evolved from
the Euclidean model have also proven to be
limited in their ability to regulate physical design
in the context of socioeconomic changes.

Despite its limitations, the purpose of zoning
as established in the early 20th century—to
provide a legal framework for the control of
land development through measurable
standards-—remains valid. However, zoning is
only one instrument in a larger system of
managing development. But because it is the
only instrument in that system that provides the
legal support to regulate physical design and
form, it has been the main support structure for
governmental control of land development.

Admittedly, the regulation of land use and
development encompasses a variety of issues
beyond physical design. However, it would be
impossible to address every facet of the
development management process in one article.
Therefore, this issue of Zoning News focuses on
the regulation of built form as a tool for shaping
development, It is the first article in a two-part
series and describes the evolution of zoning

ZONING CODES THAT EVOLVED FROM THE
EUCLIDEAN MODEL HAVE PROVEN TO BE
LIMITED IN THEIR ABILITY TO REGULATE
PHYSICAL DESIGN IN THE CONTEXT OF
SOCIOECONOMIC CHANGES.

techniques, from the Euclidean model to
emerging regularory techniques that have
improved incrementally on that model. The:
premise of Part Two will be that while emerging
vechniques have gone a long way toward
addressing the design limitations of the original
model there is a need to move beyond incremental
revisions to a more integrated approach. Part
Twao, therefore, describes new wools that could be
used to address physical design as part of a
comprehensive development management system.

Conventional Approaches to
Design Regulation

The Euclidean Model. The seminal case,
Village of Euclid v. Ambler Realty Ca., lent its

name to the common practice of separating




land uses to protect residents from the noxious practices of
industrial businesses and other nuisances. Before Euclid land-use
codes protected health, safety, and welfare primarily through an
elementary application of design standards. The 1916 New York
City zoning ordinance established regulations on height, bulk, and
density standards for skyscrapers and tenement housing, These
standards were intended primarily to prevent the obscuring of
sunlight by tall buildings and also to prevent health hazards due to
overcrowding. The conventional practice that emerged from these
precedents is the combinarion of basic dimensional requirements
and separation of uses in what we refer to as the Euclidean model.

THE pURPOSE OF THE PUD was 1o
OVERCOME THE INFLEXIBILITY OF
CONVENTIONAL SINGLE-USE DISTRICTS
AND TO ACHIEVE A MORE INTEGRATED
DEVELOPMENT PATTERN.

The Euclidean model is usually applied to individual parcels
with little consideration of the hroader context (i.e., the
physical form and characteristics of the surrounding
neighborhood or district and the community as a whole).
Typically, the same basic standards apply to a variety of
situations. As it evolved, the Euclidean model was most often
used in suburban or suburbanizing areas. Often, the standards
that emerged have been applied to inherently diverse urban
contexts, resulting in new developments that deviate from the
established physical pattern.

Even in suburban contexts, there are variations in physical
form thar cannot always accept a generic standard. The variance
is, of course, the universally accepted approach to dealing with
idiosyncratic development issues, but the necessity of variances
implies that the regulations are limited in their ability to
respond to contexrual issues.

The Euclidean mode] is the foundation of most current
zoning ordinances. However, what was viewed at the time as a
reasonable government response to dangerous living conditions
is now considered to be a major contributing factor to
sprawling development patterns, exclusionary housing practices,
and, in terms of design, uniform landscapes. Several
innovations to improve on the Euclidean model have evolved
over the years to address these unintended consequences.

Historic Preservation Ordinances. The first attempt to relate
design standards to neighborhood context was the historic
preservation ordinance. The first historic preservation ordinance
was established in Charleston, South Carolina, in 1931,
Initially, historic preservation ordinances were limited in their
ability to control aesthetics. Since that time, preservation laws
have evolved to encompass a range of regulatory controls, from
bulk restrictions to dicrating types of building materials used.

While historic preservation ordinances have been very
successful in preserving and improving the character of specially
designated districts, they are limited in their geographic scope
and ability 1o adapt to changing development patterns. Over
the years, community leaders have recognized the need to

David C. Rouse, AICP, is a Senior Associate with Wallace Roberss
& Todd, LLC (WRT). Nancy L. Zobl, AICP, is a Planner with
WRT. Graciela P. Cavicchia, AICP, is an Urban Designer with
WRT.

Camdn, NJ
Residential development based on
Euclidean lot-by-lot standards.

address physical design issues on a wider scale than allowed by
historic disrricts. As a result, an impetus emerged in the 1970s
for more flexible design standards that apply to 2 broader range
of contexts, but still maintain an essence of control. This
resulted in new approaches to addressing physical design issues
in ordinances, including the Planned Unit Development (PUD)
and more generally applied design standards.

PUD:s. The purpose of the PUD was to overcome the
inflexibility of conventional single-use districts and to achieve a
maore integrated development pattern. Rather than apply design
standards on a lot-by-lot basis, PUDs are based on a unified
master plan, allowing flexibility of uses and exemptions from
dimensional and density requirements without obtaining a
variance. Nevertheless, the PUD still can be characterized as a
piecemeal approach in the context of the entire communiry.
While PUDs address a larger scale of development than the
Euclidean model, they typically are randomly applied to
properties that meet minimum tract size requirements. The
resulting development patterns are usually not well integrared
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PUDs were created in an attempt to curb
sprawl and control land consumption.

into the community, often creating segregated enclaves of
homogeneous development.

Design Standards. The concept of design standards in zoning
ordinances originated with the basic dimensional requirements
contained in the 1916 New York City ordinance and other early
precedents, This concept evolved over the years from a narrow
focus on health and safety to broader consideration of aesthetics
and lifestyle as population migrated to the suburbs, Such
commonly applied standards as streetscape requirements, parking
lot design, landscaping, buffering, etc., became the norm for
regulation of physical design in many communities,

Design standards are usually applied communitywide or to
different land-use districts. While they have contributed w 2 better
quality of physical design at a broader scale than historic
preservation ordinances, design standards typically are generic in
nature and do nort adequately address variations in the physical
characrer of different neighborhoods and districts. Consequendy,
new approaches have emerged to address the limitations of the
conventional approach to design regulation. These approaches
include the Traditional Neighborhood Development code,

Neighborhood Conservation Districts, and Form District zoning,

Emerging Approaches

Traditional Neighborhood Development Codes (TND). The
TND code is a product of the New Urbanist movement, which
emerged in the late 1980s to promote a resurgence of the
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Contextual Codes

Neighborhood Conservation Districts. The Neighborhood
Conservation District (NCD) is a concept that was developed
in the 1980s to protect neighborhoods with distincr cultural,
historical, and archirectural qualities. NCDs combine
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Philadelphia, PA  Source: USGS Temaserver  Gaithersburg, MD Source: USGS. Terraserver  components of historic preservation and aesthetic design
Single-use enclaves have created isolated Mixed-use TNDs have improved ; : tepr
developments with minimum or no physical  the physical form and public reaim of these standards as an overlay to Euchfican mnm'g d1‘str1f:ts.‘
integration. development enclaves. NCDs are generally more flexible than historic districts and

TND ordinances and are intended to retain the overall physical
character of the neighborhood racher than prescribing specific
When applied, the TND approach has proved effective in  design standards or patterns. NCDs address rehabiliration, infil,
creating high-quality development patterns by prescribing a and new construction in existing neighborhoods that may not
specific physical form and style. Howevel, ordinances need to  qualify as historic districts. Changes in a NCD are subject to
be able to deal effectively with existing and new development  review similar ro a historic district, bur are not regulated as

patterns on a range of scales in the context of their stringently (e.g., building mass and orientation rather than types of
environments, including established neighborhoods and materials and colors). Neighborhood character is maintained in
large-scale commercial and industrial developments. spite of allowing some alterations that would not normally be
Regulations that address these issues can generally be referred  allowed in traditional historic districts. However, like historic

to as contextual codes. : districts, NCDs are limired in application to defined districts thar




require an administrative board for designation and review. One
method that has recently begun to apply contextual design
standards throughout a community is refesred to as form districts.

Form Districts. The form disurict s a new concept that builds on
the neighborhood conservation district model by applying contextual
design standards for new and infill development to the entire
community. Separate standards are defined for individual form
districts based upon the character of the sections of the communiry.
This concept has not yet been formally applied in the United States,
but is being developed in several communities. Louisville/]efferson
County, Kentucky, is currendy formulating form district regulations
for 11 separate districts to be incorporated into the zoning
ordinance. Examples of these districts include the Downtown,
Neighbothood, Traditional Neighborhood, Traditional
Marketplace, and Traditional Workplace. As they are being
conceived in Louisville/Jefferson County, form district regulations
will be applied as an overlay to existing zoning districts. The
underlying zoning district regulations will continue tw address
permitted and conditional uses, density, or intensity of development.
Form district regulations will govern the physical design of permitted
uses to ensure compatibility with adjacent uses and activites.

Because form district regulations have not yet been formally
adopred by any communiry, it is not possible at this time to
evaluate the effectiveness of this approach. However, the
concept has grear potential to add the flexibility and contexrual
application of design standards thar is missing in conventional
zoning and PUDs. Form districts also have the potential to
improve on emerging approaches such as TND and NCD by
applying a more comprehensive approach ro design regulation
that focuses on the character of neighborhoods and districts
throughout the entire community. .

However, the effectiveness of this approach when applied to
sections of 2 community that lack an established development
characrer is unclear. In addition, overlaying form districts on
top of zoning districts will result in a more complex regulatory
STructure.

What's Nex¥?

Traditional zoning regulations are important wols thart responded
to a particular time and place in the practice of planning. They
guided development when knowledge about our environment was
limited. As our knowledge of the environment improved,
permutations of the traditional Euclidean zoning model evolved to
more sophisticated levels. Where the Euclidean model was remiss
in dealing with design as a development tool, new zoning practices
were developed to regulate form and scale. New zoning tools, from
early historic preservation ordinances to Traditional Neighborhood
Development codes, have incrementally improved traditional
zoning codes by making them considerably more flexible and more
contextual. However, as these techniques became more refined,
they also became more complex.

A typical consequence of the evolution of zoning is that
techniques developed to improve the deficiencies of older practices
Jacked the ability to deal with newer issues comprehensively.
Essentially, each zoning approach addresses cerrain design elements,
such as flexibility and context, better than others. However, each
rechnique lacks the ability to provide vision through design because
it is missing at least one essential element in 2 comprehensive
regulatory process. To effectively address vision through design,

* regulations should include all of the following elements:

» Regulations should be simplified and integrated The
common practice of adding layers of regulation to outdated
ordinances increases the complexity of the ordinance.

»  Regulations should be predictable, flexible, and adaptive. While
predictability is a desirable outcome of the development process,
overly rigid regulations can result in uniform development
patterns and dependency on zoning relicf procedures.
Regulations also should have greater ability to adapt to changes
in market demands and development practices.

w Regulations showld be understandable. Ordinances should be
written in plain English, not legalese, and be supplemented
with graphic representation and/or web-based interactive
display of design standards.

® Regulations should be applied as part of an in
development management system. Although land-use regulations
are, by necessity, mostly applied at the parcel level, they need to
be conceived as part of a system that addresses the relationships
between site design, the environment, infrastructure, growth
issues, and overall community dynamics.

To be truly effective, a comprehensive process that regulates
physical development needs to integrate the vision of a place.
Zoning is an impartant tool in this process because it provides
the legal foundation to manage development. However, zoning
by itself cannot be relied upon as a visionary instrument. New
methods are currently being dcvciopcd that integrate rcgulation,
physical design, and technolagy in attempts to better shape the
physical environment consistent with the goals and objectives of
individual communities. These methods, including Smart
Codes, decision support systems, and other experimental tools,
will be addressed in the next issue of Zoning News,

ZONING Keports

Urban Development:
The Logic of Making Plans

Lewis D. Hopkins. Island Press, 1718 Connecticut Ave. N.W.,
Suite 300, Washington, DC 20009. 2001. 292 pp. $27.50.

Unwilling to preach from an ivory tower, Hopkins, a
professor of urban and regional planning at the University of
Illinois, discusses the pracrical realities and necessities of making
plans and the ways in which circumstances alter the scope and
focus of plans. He uses examples such as the development of the
interjurisdicrional Mahomet corridor plan, affecting 4 rural area
north of Champaign, Illinois, to address the limitations and
evolving coalitions involved in successful planning. Naturally,
this discussion includes extensive references to the implications
of plans for zoning and land-use controls.
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Be Unique: A Model for Anti-Monotony
in Residential Development

By Garner Stoll, aicr, and Gil Rossmiller

(Lefi) The unforsunate monoiony of
many American suburbs. A Parker,
Colorads, subdivision prior to the
new residential design minimum
standards. (Below) A Parker,
Colorado, neighborhood streei scene
with residential design minimum
standards and new street sianderds.

Towe ef Parher Ceonrase

n many rapidly growing metropolitan areas, production

hamebuilders reduce costs by adopting some of the principies
of mass production to the construction of housing. Per-square-
foot construcrion costs can be reduced by standardizing home
models and building large numbers of the same model in close
proximity. While lower home prices provide a benefit o buyers,
communities have become increasingly concerned about the
jong-term impacts to the health and sustainability of
neighborhoods when rows of identical or similar houses
monotony  cames to define them.

Parker, Colorado, has developed

models at a lower per-square-foot price than are available in other
residential desig n standards to parts of the metropolitan area. ‘This has resulted in the rapid

development of rows of repetitive roof lines, front facades, and
garage doors (Sec “Setbacks and Garages in Residential Zoning,”

address the negative impacts of

repelitive housing styles. about this article

Some communities, such as Parker, Colorado, have developed . ]0 in us onlin e!
residential design standards to address the negative impacts of @
repetitive housing styles—sometimes called anti-monotony codes. :
The basic tenet behind anti-monotony codes is 10 prohibit the close
proximity of identical or similar models. (For a fook at the
contextual benefits of residential monotony, sce ““The Slippery Path
to Monotony Control,” Zoning News, Aprit 1994.)

This issue of Zoning News examines how Parker addressed
this problem through the adoprion of residential design
minimums. It will also describe the theorerical basis for the
code, challenges with its application and admintstration, and
the relative success of its outcomes.

Parker, Colorado, is a rapidly growing suburb iocated 26 miles
southeast of downtown Denver. When Parker was incorporated in:
1981, it had a population of 285. The population: has since
increased to over 33,000. National production fomebuilders have

taken advantage of strong markets to introduce popular home
@3)

During November 3-14, go online to participate in
our “Ask the Autho:” forum, an interactive feature
of Zoning News. Garner Stoll, AICD, and Gil
Rossmiller will be available to answer questions
abour this article. Go to the APA website at
www.planning.org and follow the links to the Ask
the Author section. From there, just submir your
questions about the arricle using an e-mail link. The
auchors will reply, posting the answers cumulatively
on the website for the benefit of all subscribers. This
feature will be available for sclected issues of Zoning
News at announced times. After cach cnline
discussion is closed, the answers will be saved in an
online archive available through the APA Zoning
News webpages.




Zoning News, February 2001). These repetitive features are visible
both from local residential streets and adjacent collector and arterial
streets. In 1999, the Parker town council became concerned about
the aestherics and sustainability of these neighborhoods.
Consequently, Parker’s residential design minimusms were adopred
in February 2000.

intent

The basic intenr of the design minimums is ta provide a varied
streer scene and eliminarte the reuse of identical or substandally
similar buildings in close proximity 1o cach other. The design
minimums are applicable to all new single-family detached
residential structures. To accomplish this, the standards set forth
parameters for building mass and form and building variation
requirements to place models of homes into groups and
subcategories. The design standards prohibit identical or similar
models from being repeated more frequently thar every sixth
house aleng the same side of the street.

Differentiation Criteria

The criteria for determining whether buildings are considered
similar are bundled around two general concepts: building mass
and form, and building variation.

Building mass and form. Building mass is the outline of the
structure, which is determined by its height, width, and depih.
Building form is the style of the home, such as ranch, tri-level, o
two-story. If the building mass and form are similar, then both the
front and rear of the house are required 1o mect two out of thiee of
the building variation requirements to be considered diflerent.

Building variation. The three building vanation
possibilities are:

w  Substantially different roof types. Roof types consist of mansasd.

hip (full), flar, gambrel, gable, and front-to-back (shed style).

w Elevation plane variation. The clevation plane is identified as
the exterior wall of the structure. For an elevation plane to be
considered substantially different, the secondary plane must
project at least two feet from the primary plane and make up
at least 30 percent of the entire elevation.

a. Building Mass: Considered 1o be she outiine of the sirucrure. This is determined by
the height, width, and depzh of the struciure.

Building Form: The siyle of the home; including ranch, wiclevel, or iwo-siory

sLruciures.

Group A Grour B

| ]

i.ding form are simiiar, then the t and rear of each

ired 1o mees twa of the tiree following criteria in onder o be considered under 2

differcne group.

A erawings conetndy of the Town of Tutker Co.oraee

Garner Stoll, AICE is the community development director for
Parker, Colorado. He served as planning director of Oklaboma City
for seven years. Gil Rossmiller is the chicf building official for
Parker, Colorado.

w Exterior surface distincrions. Exterior surfaces include brick,
stone, stucco, and siding,

It is important to recognize that the six models needed ro
create different street scenes can be any combination of the
above options. If six different models cannor be atcained
through building form or building mass, then any combination
of two building variation schemes can also be employed to meet
the minimum criteria. This allows for an almost infinite
combination of possibilities for addressing the requirements of
the design srandards. It should be noted that occasionally a
house does not meet the design crireria bu is still visually
acceptable, which achieves the goal of the standards.

Application of Standards

This conceptual approach to a residential design minimum
standard allows the builder to do whar they do best—to design
and build homes that meet their customer’s expectations. As
noted, Parker’s design standards are geared toward prohibiting
monotony and repetition rather than prescribing a particular
solution such as requiring minimum percenrages of masonry on
the exterior. As with any code, the more requirements, the more
review and enforcement. Builders can be creative with very few
proscriptive or prescriptive guidelines. However, this creates an
intensive review process for Parker.

The process starts with the builder and his conceptual
drawings. The town then reviews the drawings and suggests
changes before the builder invests the time and money in a full
plan design. This also allows the administrative officials to
explain in detail the intent of the code.

The format for plan submiteal is to provide the froncand o
clevatons and a plap view ol the roof on Tal-
Providing this information ailows the town 1o see the ofiscts o
the front and rear building planes. This is required for cach
elevation of all models.

Step one is to separate the models by mass and form. All the
ranch styles are grouped together, as are the two-story and 111

sheots

b. Building Variations Reguirements:
1. Subsuantially different roof type: Rooltypes ¢
clip), flar, garbre, gable, and fron:-to-back {

deck line
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ridge
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GABLE
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Building variation requirement;

{1} Identical or simuiar buidings may ot be repeated more frequently

thar every sixih house along the me siec of any sireet in 2

residential subdivisiorn
(2) Buiidings shall be comsidered simitaz 1} they have simiiar building
for what shal! be considered

mass and bullding form. Guide
£

imilar building mass and building form are contained i the

Residential e :ms Handbook, which is contained in

Exhibit B to this Scation.

ipn Mimn

Soffit design. ™o roof overlang ar soffii, as measured from the finished
side of tire siding or prezruum material of the siructure 1o the inside of

the fascia board. shiail be less than cight (8) inches, unless: the strucrure

embodies arcihiectaral stvies of an historical nature: for example, 2

RESIDENTIAL DESIGN MINIMUMS

Santa Fe style which has a far roof withour any overhang; or a Tudor style
whick: has a roof pitch of a ten (10) vercical inch rise over a rwelve (12)
horizontal inch run (10/12} or greater. Requests for such an exemption

shall be presented to the Building Department prior to the issuance of a

building permiz, and decumentacion may be required.

(¢} Building trim.

{13 Trim around windows shall be minimum of three and one-half {3%) inches
wide, and trim around doors shalt be a minimum of two {2) inches wide. If
premium materials suck: as brick or stone zre used on the front of 2 house,
zhe premium marterial need nor be used on the other sides.

{2} Trim decails such as special moldings, colers and related derails shall be
used in the same manner on all sides of the structure as they appear on
any side of the structure. However, shutters and any detail exclusively
associated with the use of shutcers and muntins may be used on the
front withour being carried 10 the other sides.

—~
Y
2

Landscaping. The minimum front yard landscaping thar shall be provided
for each new house 1s as foliows:

Plant Quantity and Type Size

! wree 1.5" caliper or larger, and

3 skrubs 5 gallor conrainer or larger
{g) The front building sezback of one (1) lot shali be varied by a minimum of
wwo {2} feet from the front building setback of any heuse within wo (2)
lots on either side of the subject lot.

level models, creating, in total, three separate groups, any of
which can be built adjacently. Of course, it is never this simple,
which is why other building variations are used to differentiate
one model from the next.

Step two is to analyze the models within a single group and
determine if, for example, a two-story model could be adjacent
10 another two-story model. The first thing to analyze is the rear
elevation since rear elevations typically have little variation.
Some questions to censider:

m [s there a 24-inch offset over 30 percent of the rear plane?
x Is the roof style different thip vs. gable)?

x [s the trim style substanually differens?

Elevation Plane Vnrmfmn Tise clevazion

siructure. Foran
mode, the secondary

constizute ai ieast 3@ pereens of the entire ele

ini 40%
Minimum 2 popout Seconary Secondary

N single 1Y
Mirsnium 3a% of Pane lane = primsry

80%
Primary

Exterior Surfave Material Schewes: fxierior surface materials on a structure such as

brick, sione, stucco, siding. o7 combinat creof may be used 1o create a distinciive

differentiacion beiween struciures.
Example:
a) Different uses of masonry ma

b Trim

ireatment

The same review is then applied to the front elevation, which
often is easier because many builders purt a substantial amount
of derail on the front. Generally, it is not difficult to have
adjacent two-story houses. Rarely would different elevations of
the same model be approved to be next door to cach other. But
it has happened.

At this point in the review, there are three groups of models,
any of which could be next door to each other. The next step is
to separate these three groups into at least six categories.

The importance of the formar of the matrix cannot be
overstated. Notice how the models in group A split into
caregories I and IV, group B into categories II and V, and group
C into categories 111 and VI. The code allows the same model to
be placed a minimum of two houses apart, as long as one of the
first two building variation criteria are met (either the roof or
the bulk plane;). Typically, the roof is used, since many builders
have hip and gable clevations on the same model.

After several reviews, and pending completion of the marrix,
the elevations are displayed and street scenes created. In doing
so, the town can analyze visually whether required building
variations have been achieved.

When the matrix is complete, the builder labels che lots with the
category numbers. From this point, the construction drawings move
through the master plan review process. When the builder applies for
a building permit, staff confirms that the model and elevations are in
the samme category as labeled on the lot layout. Building inspectors
then verify that the correct model and elevation is built.

While this review process may seem subjective, it gives the
community and the builder the most latitude for design. The
process can be complex and time consuming, but with
experience it can be accomplished with a minimum of pain.

Residential design minimums that prehibit repetition and
monorony can be an important element in creating neighborhoods
with identity and character. However, these standards need to be
combined with other design standards. Parker recently developed
design standards for street width and character, minimum
connectivity requirements for streets, sidewalks, and rrails, as well as
minimum park, school, and open space dedication: requirements.



HOUSING DESIGN MATRIX
A B c
3277,3024 3281,245° 2836,2732
24452261 2652,2203 2690, 2345
2278,2538 2750

l I i
3271 ABE 3281 ABCC 28B36ABE
3024 ABE 2457 E 2732CD
2445 ABCD 2652 ABCD 2690 ABCD
2261 ABCD 2203 AB 2345 A8BC0

v v vi
3271 CD 3283 E 2836 C,0 L
3024 CD 2451 ABCD 2732 AB.E 3
2445 E 2203 C.D 2690E )

2278 ABC.D 2750A3B8CD
2538 ABC.D
2261 E

The matrix belps to determine the
required mix of housing design.
Upon completion, the foss
are labeled with the
cavegory numbers.

Note: QOnce ihe grocps and subcategorics have |

ed by mode! and

estab

aowed is 1o add a miode! ro the subcategories

andfor 2 change in the designation of jot seg

subdivision {for vacant iow,.
)

The residential design minimums were adopted in 2000, so
the fong-term impacts on Parker have yet to be determined.
Still, the pictures within illustrate whar a difference thoughtful
design can make for individual housing developmenus. For a
complimenrary copy of the Parker, Colorado, residential design
minimum standards, contact Michael Davidson, Editor, Zoning
News, American Planning Association, 122 South Michigan
Avenue, Suite 1600, Chicago, 11 60603, or send an e-maii to
mdavidson@planning.org.

News BRIEFs

Affluent Community Sets Precedent

with Inclusionary Zoning Ordinance

The City of Highland Park, lllinois, recently approved 2
precedent-setting inclusionary zoning ordinance. Although
nearby communities, including Evanston, Chicago, and Oak
Park, have considered inclusionary housing, Highland Park will
be first in the state to implement such regulations.

As is the case in many Chicago suburbs, this afluent North:
Shore community of 32,000 has experienced a rapid decline in
affordable housing. Existing rental properties were either
converted to condominiums or demolished. Newiy constructed

single-family homes regulariy sel: at or around $1 million, and
existing homes have skyrocketed to a median sales price of over
$400,000. The median household income for Highland Park
residents is $157,861. However, 8G percent of the locally
employed work In the retail and service sectors and have an
average annual salary of less than $35,000.

Mainzaining an economically diverse cidzenry and
encouraging the production of affordabie housing have long
been priorities of Highland Park city officials. In fact, the
Housing Commission of Highland Park was created in 1973
specifically to address these priorities. In both the 1976
comprehensive plar and in the 1997 update, community goals
for the provision of affordable housing are expiicitly stated. In
1998, the city council directed the Housing Commission to
prepare an affordable housing element, which resuited in the
2001 adoption of the Affordable Housing Needs and
Inplementarion Plan. One of the key action steps recommended
in the plan was the development of an inclusionary housing
program within the relatively short timeframe of two years.

The new regulacions for the prograrm apply ro all residential
developments—new construction, renovations, conversions- —that
result in five or more units. Developments covered under the
ordinance are required 10 see-aside 20 percent for affordable units.
For cxamplc, in a 15-unit development the builder would sct aside
three units for the program. Whie the cicy prefers that affordable
units be constructed on-site, developers of smaller single-family
projects may opt out by making a cash payment of $100,000 per
affordable unir o a housing trust fund. The paymenc represents the
cost to the developer of making a market-rate unir affordable.
Single-family units and condominiums that are on the marker must
retain permanent affordability. Rental units are required to retain
affordability for 25 years.

Tke ordinance siates that adequate dispersal of affordabie
units throughourt covered developments is required. [n addidon,
the exteriors of the affordabic units are required to be similar to
those of the market-rate units in the same development. It also
states that . . .external building marerials and finishes shall be
substantially the same in type and quality.” Builders are giver
some leeway on the interior of the affordable unics, but they
must have the same bedroom mix and energy cfficiency
improvements as market-rate units. Affordable units are also
required 1o meet minimur size requirements based on the
number of bedrooms and unir type (auacked or detached).

Builders of covered developments are required to submit arn
inciusionary housing plan during the permit process in order to
iliustrate that the project meets program requirements.
Developers aiso must submit a phasing pian to ensure that
affordable units are built in a timely manner. In exchange for
participating in the program:, developers become eligible for
variety of incentives, including fee waivers. Developers can aise

taxe advancage of & density bonus granting one additional
market-rate unit per affordable unit provided.

One of the more interesting features of :he Highland Park
program is its targe: populatior. In xeeping with traditional

inciusionary zoning programs, the ordinance is intended ro assist
‘ow- and moderate-income individuais and families. What is unique
about this program is that once the income cligibility requirement is
met, prioricy will be given to families carrently residing in the ciry
and 0 families where the head of household, spouse, or domestic
partner works for the Highland Park government. Prioriy then wis
be given 1o famiies where the head of houschold, spouse, or
domestic pariner works for any other employer located within the

city. The adoption of bozh 2 residert and worker preference within

1 inclusionary program is prcccd e SeTling,

@Y



The ordinance, approved by a unanimous ciry council vore
on August 25, amends the 1997 Highland Park Zoning Code. A
related resolution was also approved to allow for the cash-in-lieu
payments. The new regulations take effect Qctober 1, 2003. For
a2 complimentary copy of the Highland Park, Illinois,
inclusionary housing zoning ordinance, contact Michael
Davidson, Editor, Zoning News, American Planning Association,
122 South Michigan Avenue, Suite 1600, Chicago, 1L 60603,
or send an e-mail to mdavidson@planning.org.  Lynn M. Ross

Changes to New Jersey

Affordable Housing Law

The New Jersey Council on Affordable Housing (COAH)—the
state agency charged with administering New Jersey's fair-share
housing program—has announced a plan ro overhaul the system
that has governed affordable housing planning in the state since
1985.

The proposed changes will eliminate the fair-share formula in
favor of a new “growth-share” approach. The new approach is a
significant change from the previous method of calculating
affordable housing goals. It seeks to link the production of
affordable housing with municipal development and growth,
whereas the previous approach assigned housing goals based on
population growth projections and other data, Although many
housing advocates have argued for the growth-share methodology,
COAH’s approach has generated substantial opposition in the

housing community, who see it as warering down its principles.

The new “growth-share” approach
seeks to link the production of
affordable housing with municipal
development and growth.

Under the fair-share approach, municipalities that chose to
adopt the fair-share goals established by COAH and plan for their
allocated amount of affordable housing would receive protection
from lawsuits brought by builders under the Mouns Laure! State
Supreme Court decisions. The proposed rules will change the way
those goals are calculared.

The 1975 and 1983 Mount Laurel decisions ruled that
developing municipalities have a constitutional obligation to
provide a realistic opportunity for the construction of low- and
moderate-income housing. A zoning decision or ordinance that
denies the opportunity for the construction of affordable housing
fails to meet this constitutional requirement and makes the
municipality vulnerable to lawsuits. Municipalities that have
addressed their fair-share housing goals and have been certified by
COAH are protected from Mount Laurel lawsuits. However,
participation in the COAH process is voluntary, and
municipalities that elect not to participate risk lawsuits from
developers.

As of 2001, 48 percent of the cities and towns in New Jersey
were participating in the COAH process. Between 1980 and
2000, towns across New Jersey created opportunities for 60,731
low- and moderate-income housing units through zoning and
other techniques. Almost 29,000 units were constructed.

Under the proposed growth-share approach, municipalitics shal!
pravide one affordable housing unit for every ten residential unit
built. Also, for every 30 new jobs created, the municipality shall
provide one unit of affordable housing. Therefore, commuminies
that choose not to grow will not be required to plan for atordatic

housing to satisfy COAH requirements. Existing affordable
housing units that are in need of rehabilitation, and unmet
obligations for affordable housing from the previous rounds, are
also included in the growth-share approach.

The Coalition for Affordable Housing and the Environment,
a New Jersey-based advocacy organization, disagrees with the
ratios thar have been proposed in the new rules. Executive
director Paul Chrystie says, “the growth-share ratios that we
recommend were one in five for residential units and one
residential unit for every five jobs.”

According to a Department of Community Affairs press
release, the proposed rules will result in better planning for
affordable housing based on New Jersey’s smart growth agenda.
It states, “under the proposed methodology, affordable housing
will not drive planning decisions; instead, sound planning
decisions will drive the location of, and type of, affordable
housing to be provided.”

Susan Bass Levin, commissioner of the Department of
Community Affairs, and chair of COAH, says “Governor
McGreevey and | feel strongly thar, by working with towns,
giving them the power to control their own growth, and
increasing the oprions for towns to meet their obligation, we
have fundamentally changed the way we approach affordable
housing in the state of New Jersey.”

COAH's growth-sharc approach allows for a greater degree of
freedom for individual jurisdictions, which worries some
affordable housing advocates. Alan Mallach, FAICP research
direcror of the Narional Housing Institute, says, “the whole
thing is part of the strategy to come as close as you can to
nullify Mount Laurel” He says, “It is not the growth-share
approach that most advocates object to, but the way COAH is
doing ir.”

According to Mallach, included in the proposed rules is a
plan to give municipalities credit toward future affordable
housing obligations for the units that have aiready been built or
planned for. Affordable housing advocates disagree with this
part of the new methodology because it gives credits for units
that have not yet been built. In essence, Mallach says, “they have
minimized production.’

The plan also allows for up to 50 percent of a municipality’s
obligation to be fulfilled through the development of senior
housing, and another 90 pereent to be transferred to other
municipalities 1 die same housing region or a statewide
affordable housing bani

A prelimiary anaivas by Mallach concluded thar the
proposed ruics would draumatically reduce the amount of
affordable housing that i Likely 1o be built. The analysis also
found that the new rubes e hostile to families with children,
will reinforce the concnranon of non-elderly, minority, and
fow-incone fanmtis s cenaal dioes, and will do nothing to
address sprawi and unvincanable development. Chrystie agrees,
sayinp, “the new rubes wil produce far less affordable

housing...and undermune anart growth by skewing the planning
process
Accordmg to Mullacb e botiony fine “Is that New Jersey

suburby coukd find thenedve completely in compliance with
Mot [ o without ever bualding a unit of affordable housing
Lor complimemary copies of the COAH
the C QAL proposal procedural rules,
and 1 COATT anadvae be Naonal Haousing Institute research
direcror, Al Malivh TATC P conmac Michael Davidson, Editer,
Zoning Aen Amcacas Daneroy Assocanon, 122 South Michigﬂn
Avepae Sttre 1600 haggeal 11 60603, or send an e-mail to

Kebecea Rezzlaﬂ,‘/{/ r
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36 inng New Urbairism

Many New Urbanist practitioners work o aciieve dhiferent owomes by
using both new formats and new standards. il domiant sew approach
is form-based, making building type, streel tvpe, or o compration of the
two the primary regulatory elements. The Columbia Pike Porm-Based
Development Regulations described in Chapler 5 are an example ot the
form-based or typological zoning approach. This approach generally com-
bines the features of a Regulating Plan with a set of buiiding envelope stan-
dards governing height, siting, building elements {e.g., windows and
entries), and use for a number of building types. New Urbanist Peter Katz
explains that “form-based coding is founded on the idea that a commu-
nity’s physical ‘form’ is its most intrinsic and enduring characteristic” and
that form “includes not just buildings and blocks, but a constellation of
physical elements that may include public spaces such as streets, squares,
and greenbelts; civic infrastructure such as canals, bridges, and drainage
systems; and natural features such as lakes, riparian corridors and
beaches.” Form-based zoning approaches can also be used within the
framework of a conventionally structured ordinance, supplementing or
replacing sections dealing with dimensional, design, and street standards.
~ansect-Basen 2ening

New Urbanists have begun to use the urban-rural “transect” as a classifica-
tion system or organizing principle for planning and zoning. In the natural
sciences, transects are geographical cross-sections used to survey areas. In
urban design and planning, the transect approach is applied to built as well
as natural environments by New Urbanist architect and town planner
Andres Duany. The transect system classifies six zones using typical ele-
ments of natural and built habitats, ranging from most rural to most urban.
The zones are: T1: natural; T2: rural; T3: suburban; T4: general urban; T5:
urban center; and Té: urban core.

One of the key concepts of transect planning and zoning is the idea of
creating what are called “immersive environments”— places where various
physical characteristics of buildings, landscape, and the public realm com-
bine to create a coherent sense of place. They vary in intensity of use from
the most rural (T1) to the most urban (T6). All zones, however, contain a
mix of uses with the density, intensity, and design characteristics depending
upon the degree to which the area is rural or urban. An essential aspect of
planning based on the transect system is creating a proper balance between
natural and human environments along the rural to urban transect. Avoid-
ing the urbanizing of the rural, such as placing office towers in suburbs or,
equally damaging, ruralizing the urban, is another aspect of using a tran-
sect system.

Duany Plater-Zyberk and Company have developed a model transect-
based code, known as the Smart Code. The code begins with a list of the basic
principles of good urban form and then proceeds with specific sets of stan-
dards that vary from one transect zone to another. The standards address:

dow par New Jrognisis mgrove e

« building disposition, specifying lot size, frontage, and setback requirements
for each zone;

» building configuration, specifying frontage type (e.g., porch, stoop, or
gallery) and building height;

» building function, which indicates the uses prescribed for each transect zone;

» parking;

@y




Chapter 2. Putting New Urbanisit to Work

* street sections; Ve pge min n
o architecture; ERE
* lgndscaping; and
¢ sigiage.

Applying standards to each transect zone is a matter of specifying the
degree of urban intensity appropriate to that zone. A few general guide-

lines give a sense of what this entails. At the rural end of the continuum,
standards call for:

* less density;
« smaller, detached buildings;
* deep setbacks;
¢ paths, trails;
* open swales;
* country roads; and
¢ irregular plantings.
At the most urban end of the continuum, standards call for
* higher density;
* larger, attached buildings;
¢ shallow setbacks;
e street and alley sections;
» aformal street grid;
e wide sidewalks; and
= formal plantings.

As one moves along the transect from rural to urban conditions, the density
and complexity of human elements increases while the density and com-
plexity of natural elements decreases.
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washingtonpost.com VAIVERIISING

Traditional Zoning Can't Meet the Challenge of 1Q QUESTION:

Modern Development Which is the
perfect

By Roger K. Lewis square?

Saturday, July 24, 2004; Page F04

Among the innovations championed by the New Urbanist or neo-traditional @ «
movement, and by many other architects and planners, are "form-based"”
zoning codes.

The primary goal of form-based codes is to guide the configuration and
architectural quality of urban and suburban environments. That contrasts with
conventional zoning, which often concentrates on the use of buildings, such as
whether a block is residential or commercial.

Judging from the aesthetic dysfunction in much of what we have built, form-
based codes are long overdue.

Actually, we should eliminate the term zoning. It implies separation,
exclusion and disconnection, and it suggests nothing positive about how N
neighborhoods and buildings should look or relate to each other.

In Houston, a city without zoning, the term is taboo. In a recent report

recommending new housing strategies for the city, [ wrote that, in America,
"slanning is not zoning, and zoning is not planning. Conventional zoning

generally has failed as an effective planning tool for creating balanced growth,

good urban design, beautiful cityscapes, or affordable housing. In many

jurisdictions, the effect of zoning has been to exclude the less affluent.”

To further convince Houstonians of the merits of planning and land-use
regulation, the report went on to state that "unconstrained by conventional
zoning regulations, Houston has a unique opportunity that no other American
city has: it can undertake effective planning not trumped or compromised by existing zoning."

SRV .
LU L

Conventional zoning ordinances divide a municipality or county into zones, definc and designate the
land use for each zone and stipulate for each zone and zoning category maximum densities and building
heights, maximum lot coverage and minimum setback, yard and lot dimensions. Zoning regulations also
often require minimum parking accommodations.

Historically, the purpose of zoning has been less as an urban design tool and more as a way 1o protect
public health, safety and welfare, and private property values. Zoning presumably maps the future. Yet
for many property owners, zZoning's primary benefit is ensuring that potentially harmful, incompatible
uses of neighboring propertics will not threaten their properties and their legitimate uses.

But zoning codes, frequently drafted by lawyers rather than designers, tend to be too free and flexible
where more guidance is needed and too limiting where flexibility is appropriate. Typically, the most
constraining inflexibility concerns zone boundaries and use limitations, especially prohibitions against
mixed-usc development. The most problematic over-flexibility is the lack of clear criteria to guide site

Go
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planning, strectscape design, building massing and architectural form.

Consequently, conventional zoning has produced patchwork quilts of single-use districts and private
enclaves, often with minimal vehicular, pedestrian or visual connections between neighboring zones. It
guarantees automobile dependency and, within neighborhoods, reinforces socioeconomic homogeneity
and isolation from other neighborhoods.

In contrast, form-based codes, while allowing great freedom in determining uses, establish definitive
criteria for essential urban and architectural design elements: strect network and block patterns; layout
and configuration of public open space for parks and plazas; disposition of buildings, drives and
parking; and height, volume and even facade design requirements for both general building types and
special buildings - civic and institutional structures, schools, retail shopping, entertainment and sports
venues. Unlike conventional zoning, they seek to erase rather than reinforce boundaries.

Form-based codes also regulate density, but they specify minimum as well as maximum densities and
include reasonable provisions for increasing density where justifiable, such as near public transit stops.

Regrettably, implementing form-based zoning is not easy.

First, because long-standing zoning ordinances create vested property rights and values, any changes
must take those rights and values into account and, to a reasonable extent, preserve them. Otherwise,
changes can be confiscatory and unconstitutional. Yet preservation of the status quo, based on zoning
maps drawn many decades ago, can seriously conflict with current planning and development
aspirations.

Second, because land-use planning precedes land-use regulation, form-based codes must be based on
well-researched, comprehensive master plans. Without such plans, there is no rational way to establish
and legally justify form-based urban design. However, many jurisdictions have neither the resources nor
the planning staff necessary.

Third, because some state charters and statutes -- for example, in Virginia, Pennsylvania and Texas --
limit local government's ability to tinker with land-use regulation and thus infringe on property rights,
imposing requirements beyond those already in place can require state legislative approval.

Finally, because the concept of form-based codes is unfamiliar, a city or county cannot enact such a
measure without first helping residents understand the concept. That requires diligent explanation,
illustration and demonstration, including comparing alternative development scenarios that show what
conventional zoning yields with what results from form-based zoning.

Probably the most feasible strategy is to make new plans for particular sectors within a jurisdiction
where intense growth is desired or is likely to occur as a result of development trends, zoning or both.
Form-based design and development criteria can then be applied as a zoning overlay, without rescinding
existing ordinances or drawing totally new zoning maps.

A good example of that approach is the Carlyle neighborhood in Alexandria, a multi-block development
south of Duke Strect and west of Old Town. Now nearing completion after nearly 15 years of
construction, Carlyle's overall urban pattern and architectural character are governed by a detailed
master plan and form-based design criteria. The Alexandria City Council approved them as a special-
purpose zoning overlay before a single spade of dirt was turned.

@
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Form-based design regulations, rather than old-fashioned zoning, are shaping the redevelopment of the
centers of Silver Spring and Rockville.

Fortunately, city and county planning officials throughout the United States, along with urban designers
and architects, are increasingly acquainted with form-based codes. At the same time, there are more
examples of new development shaped by form-based regulations instead of conventional zoning.

Thus, despite impediments, persuading constituents to embrace form-based codes should get easier.

Roger K. Lewis is a practicing architect and a professor of architecture at the University of Maryland.

© 2004 The Washington Post Company
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Bill Kiein, APA's Director of Research, and Armando Carbaneil, Lincoln Institute of
Land Policy, acted as co-moderators of this session, which has its foundation in a
number of developments. The Lincoln Institute has been bringing technical
assistance and opportunities to city planning directors for the past four years in the
form of a retreat where planning directors network over a topic chosen by the
directors. APA is now a partner in this group, which also includes Harvard
University's Graduate School of Design. At this conference, APA has made a special
effort to better serve planning directors, including provision of a special series of
sessions devoted to the needs of planning directors, APA has also announced the
launch of a new quarterly publication for APA's city planning directors network.

This session was prompted specifically by the moest recent planning directors retreat.
At that retreat, Jerold Kayden, from Harvard's School of Design, presented a paper
fooking at zoning, its history, its fundamental elements, and the way in which zoning
can be adapted to become the "means to an end” — principally the "end” envisioned
in plans and their goals. Professor Kayden’s paper was also the foundation for the
inaugural issue (January 2004) of Zoning Practice, the successor publicaticn to
Zoning News, a monthly publication from the research department at APA.

Professor Kayden noted that it is a particularly good time in history to talk about
zoning because the public, mere than ever, seems to have a better "feel” for what
zoning is about and what it can accomplish or restrict. For this reason, it is also a
good time for planners to reshape zoning to reshape cities in ways that achieve
goals related to creating "urban” places.

The first step along this effort to reshape zoning, according to Kayden, is to decide
cn a baseline definition for zoning. New ways cf thinking about what this baseline
definition might encompass need to recognize zoning’'s three fundamental aspects;

o (Conceptual (what zoning is and dces)
s legal (how zoning is legislated)
e History (what has zoning been up to now)

Traditionally, zoning has controlled what takes place on private and, scmetimes,
public lands through the trie of use, shape, and bulk controls.

Using an analegy to music, Kayden suggests that what this tric of zoning
instruments needs is new music to play. He insists that, within these three
instruments, there is a lot of flexibility, provided by state enabling legislation
authorizing zoning, to play a variety of compositions. Specifically, there are five
ways of pushing this trio to piay different music. Kayden stressed and reminded the
audience throughout his presentation that each of these five methods is legat within
the flexibiflity provided by nearly all state enabling legislation.

1. Make zoning prescriptive rather than proscriptive. Zoning historically has
prehibited what can happen. But zoning can be used to mandate what will happen.
Referring back to the instruments of the tric, Kayden notes that Ficor Area Ratio
{FAR) is proscriptive inasmuch as it does not dictate the form of what must appear
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on a site; rather, it uses bulk without prescription. Rather than allowing & buiiding
with a proscribed FAR of 4,0 an a site, which could result in a 4-, 8-, 16-, or 32-floor
building on the same site, why not prescribe that the building must fall within a
range of 4.0 to 8.0 FAR, with prescribed setbacks and other prescriptive measures?
Such prescription comes much closer to achieving the form envisioned in the plan
governing the area or the jurisdiction in which such a building would be erected.

2. Use form-based zoning. A simple definition of form-based zoning would be
standards that address form without regard to use. For instance, the prescriptive
requirement for an area could be that all buildings, regardiess of use, must be
constructed to the front lot line, Pushed to its extreme, form-based codes could end
use-based ar bulk-based zoning.

3. Use performance zoning. Kayden distinguished his definition of this type of
zoning from the one created by Lane Kendig more than 30 years ago. Performance
zoning allows uses on the basis of their effects. Kayden suggests that this principle
can be pushed to prescribe the “performance”; in other words, if the community
goal, as expressed in its pian, is to "contribute to sustainability,” the zoning
standards can be fashioned to prescribe specific outcomes from the use,

4, Use zoning to achieve social eguity. Kayden believes that it may be time to
push the envelope cn linkage, fair-share provisions, and inclusionary zoning.
Imagine, he says, zoning that prescribes use and habitation on the basis of income.

5. Try market-based zoning . This approach would be prescriptive in a voluntary
sense. It would employ incentives and negotiation, looking beyand the site jtself.
Kayden believes that Transfers of Development Rights (TDRs} are a foundation for
this kind of thinking, and, of course, bonuses have been used to enhance
downtowns through provision of public places, through streets, etc.

The session continued with presentations by two big-city planning directors: Peter
Park, recently named planning director for Denver, Colorado, and farmerly planning
director in Milwaukee, Wisconsin; and Con Howe, planning director of Los Angeles.

pPark noted the differences between Milwaukee and Denver. In Milwaukee, he was
faced with inconsistent design principles, a complex zoning ordinance format and
permit review process, and few standards. But Milwaukee also had advantages. The
review process was consolidated in one place and the mayer was committed to the
principles of urbanism. In Denver, there was alsc a complex zoning ordinance
format, in addition to which Denver had separate permit review processes,
numerous Planned Unit Developments, and, in his works, in short, is “overzoned.”

Park provided a series of slides of clearly urban commercial and residential areas in
Milwaukee that he said would be nonconforming under current zoning provisions,
During his tenure there, he instituted form-based zoning for neighborhoods,
focusing on the pubiic quality of buildings. He aiso noted that Milwaukee's
consolidated permit review process was a form of incentive zaning.

Park reiterated that zoning must be the means to an end, with the end being what is
envisioned in a plan. His iiiustrations of "reguired transparency zones” on the ground
floors cf mixed uses and cemmercial uses made clear that his approach in both
Milwaukee and Denver has been very prescriptive. He alsc jlfustrated ways to
achieve definition of streets and corners, It is attention to such detajls (in these
cases, to promote and define pedestrian-friendly streets) shoewed the importance of
using graphics te achieve ends that are not easily defined by text. In his summation,
he made the point that it is best to keep plans simple and to adjust your "rules” to
your staffing capabifities. In other words, use highly prescriptive and precise
standards if your staff does not have the expertise, time, or meney to employ
discretionary review practices.

Con Howe, director of planning in Los Angeles, discussed the “unzoning” of the city.
In generai, he belleves that the regulatory nature of zoning has ied planners to be
regulators rather than “instigators.” Buiiding on Park’'s comments, he noted that
zoning regulatery systems are toc costly and time consuming in a time when public
budgets are severely streined, and he sees this continuing over the long term. Like
Paris's note that much of traditional urban design wouid be nonconforming under
today's standards, Howe nated that zoning is, in fact, an impediment to reaching
planning goals. He emphasized that prescriptive zoning may be useless in a weak
market. Because zoning may be a planner's strongest tool, the only way to make it
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less of an impediment may be to unda it. In line with his vision of zoning, Lcs
Angeles is removing regulations to achieve its ends, which, he notes paradoxically,

is a form cf incentive zoning.

Howe described how Los Angeles is using Transit-Oriented Development (TOD),
adaptive reuse, and retrofitting commercial corridors to unde zoning. In TODs, the
city is giving a by-right 35 percent zoning bonus for buildings within 1,500 feet of a
transit station or transit corridor. That banus is also employed as a social equity tool
inasmuch as it must be set aside for affordable housing. In a series of slides, he
showed how adaptive reuse is employed as a "get out of zoning free” card. The
adaptive reuse provisions remove restrictions from the reuse of buildings {he

Page 3 of 3

showed several farge £960s office buildings being converted to housing). In an effort

to rebuild commercial corridors, the city has removed most requirements for
housing and mixed-use projects developed in these mapped areas.

In ail these instances, the by-right provision removes the review responsibility. It
seems that this would be a kind of “market-based” zoning, providing incentives o
developers without a strongly prescriptive review process. He reiterated that staff
ability, size, and time commitments must be taken into account when developing
plans and the zoning to implement them. A match between the two will facilitate the

accomplishment of the ends of a plan through zening.

©Copyright 2004 APA All Rights Reserved
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TRANSIT ORIENTED DEVELOPMENT is the exciting new fast growing trend in
creating vibrant, livable communities. Also known as Transit Oriented Design, or TOD,
it is the creation of compact, walkable communities centered arcund high quality train
systems. This makes it possible to live a higher quality life without complete
dependence on a car for mobility and survival.

Hot off the
press!

FACTORS DRIVING THE TREND

-Rapidly growing, mind-numbing traffic congestion nation-wide
-Growing distaste for suburbia and fry-pit strip development
-Growing desire for quality urban lifestyle

-Growing desire for more walkable lifestyles away from traffic
-Changes in family structures: more singles, empty-nesters, etc

http://www transitorienteddevelopment.org/pages/1/index.htm 10/4/2004
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-Growing national support for Smart Growth
-New focus of Federal policy

"Traffic congestion has increased so much in virtually every

metropolitan area that two-hour commutes now are routine. Attempts to

alleviate the problem by constructing more highways almost always have led to more sprawl and, eventually, m
congestion." -Jim Miara

"Transit Oriented Development as an approach to combat traffic congestion and protect the environment has cz
on all across the country. The trick for real estate developers has always been identifying the hot transit systerr
Today, highways are out; urban fransit systems are in." -The Urban Land Institute (ULI)

COMPONENTS OF TRANSIT ORIENTED DESIGN ‘53’}:\’:‘%5‘:‘4‘;‘-;;—%1 ‘m s M
-Walkable design with pedestrian as the highest priority T4
-Train station as prominent feature of town center

-A regional node containing a mixture of uses in close proximity
including office, residential, retail, and civic uses

-High density, high-quality development within 10-minute walk circle
surrounding train station

-Collector support transit systems including trolleys, streetcars, light rail,
and buses, etc

-Designed to include the easy use of bicycles, scooters, and
rollerblades as daily support transportation systems

-Reduced and managed parking inside 10-minute walk circle around
town center / train station

BENEFITS

-Higher quality of life

-Better places to live, work, and play

-Greater mobility with ease of moving around

-Increased transit ridership

-Reduced traffic congestion and driving

-Reduced car accidents and injuries

-Reduced household spending on transportation, resulting in more
affordable housing

-Healthier lifestyle with more walking, and less stress

-Higher, more stable property values

-Increased foot traffic and customers for area businesses
-Greatly reduced dependence on foreign oil

-Greatly reduced pollution and environmental destruction
-Reduced incentive to sprawi, increased incentive for compact
development

-Less expensive than building roads and spraw!

-Enhanced ability to maintain economic competitiveness

€
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-Transit investment has double the economic benefit to a city than does highway investment.

-Transit can enable a city to use market forces to increase densities near stations, where most services are loc:
thus creating more efficient subcenters and minimizing sprawl.

-Transit enables a city to be more corridor-oriented, making it easier to provide infrastructure.

-Transit enhances the overall economic efficiency of a city; denser cities with less car use and more transit use
a lower proportion of their gross regional product or wealth on passenger transportation. - Taken from Sustaine
and Cities, by Newman & Kenworthy

Join the NewUrbanism.org mailing list

Email: 1 Etj

“A New Train network is the most effective way to curb sprawl, and goes hand in hand with smart growth, creati
livable communities, economic sustainability, environmental protection, human rights, and sustainable commun
design. When planned together with compact, walkable forms of development, trains solve many serious proble
facing society.” -www NewUrbanism.org
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Issue Paper

INTRODUCTION

Recent discussions about mixed-use developments have indicated that the Mayor and Council
and Planning Commission have concerns that the minimum sidewalk widths are smaller than
desired. The basic focus of this discussion is the sidewalk standard for the Business District
street, which comprises most of the streets in the Town Center and the Rockville Pike Corridor.
This issue paper provides background information and recommended standards to balance the
various elements that typically are found between the street curb and buildings.

This issue paper includes discussions on the general intent of sidewalks in a mixed-use areas,
sidewalk design principles, amendment procedures, authority to establish sidewalk widths, and
recommendations.

GENERAL INTENT

In planning a sidewalk system for an area, the balance between maximizing pedestrian
capacity/walking speeds and creating an experience must be evaluated. In areas near an entrance
to stadiums, amusement parks and tourist areas, very wide, unobstructed sidewalks are needed to
move large volumes of pedestrians at a relatively high speed. In outdoor shopping areas and
main streets the goal is to provide opportunities for interaction with other people, window
shopping, outdoor seating, landscaping as well as provide access. In short, a sidewalk on a
mixed-use, shopping street is designed to provide access and ambiance.

People on sidewalks in mixed-
use areas are encouraged to
move at a slightly slower speed
and enjoy the expericnce of
strolling in an interesting, multi-
layered environment. A person
who is walking along a street
trying to decide which outdoor
café to ecat at is seeking a
different pedestrian experience
than someone hurrying from
their car to a discount big-box
store.

Sidewalks In a mixed use
environment, like nature, abhor
a vacuum. Space that isn’t

Via at Santana Row, San Jose, CA
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actively used by pedestrians tends to get filled (or feel like it should be filled) by benches,
restaurant seating, trees, landscaping, kiosks, art, signage, bus stops, newspaper racks, trash cans,
ctc. When this is done effectively, it creates a very popular environment (see above photo of
Santana Row).  When there is insufficient pedestrlan activity or financial support to provide
‘ ' L. these amenities/activities and create
a comfortable environment, a barren
sidewalk is the result (see the below
photo of North Market Street in San
Jose, California). Creating a
Vibrant City Center (see Attachment
11 — page 84) recommends 20-foot
wide sidewalks along pedestrian
spines and primary connectors in
major  cities. However it
recommends that sidewalks that are
more than 14 to 16 feet wide
secondary connectors or streets in
smaller cities “can dilute the sense
of vitality and activity in the core.”

The relationship between driving lanes, on-
strect parking, sidewalks, and the retail
buildings is extremely important. A number
of mixed-use developments have been
constructed in recent years that carefully
cvaluated these relationships to create special
places to serve as destinations for people.
Whether new or old, if done poorly, they feel
like strip shopping center. If done well, they
become one of a community’s favorite
destinations.

People drive past other stores where they can
get the same goods and services to go to
places like Santana Row, Bethesda Row, and
Mizner Park because of the place that they
experience. This experience is a combination
of the shops, restaurants, landscaping, design
of the buildings and storefronts, and the
hustle-and-bustle of an urban environment.
People often go to thesc places and decide
what to do when they get there rather than
just going to a store or a restaurant as the sole
destination.

o
gAY, ST
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Pedestrian-Only Street: Grafton Street,
Dublin, Ireland
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When a shopping street is so popular that pedestrian volumes overwhelm the street cars can be
prohibited or restricted. Grafton Street in Dublin (see photo on previous page) and Rue Clare in
Paris are two organically-developed pedestrian streets.

Construction of a new pedestrian-only street where retail and restaurants can thrive is extremely
difficult to achieve. Although it was frequently tried in the 1970s, most of these streets now
allow vehicles. The successful exceptions have been when the pedestrian-only street is located
on an extremely high-volume pedestrian path serving a pedestrian destination like a university or
tourist area. The retail shops along the walkway to the Metro bridge across Rockviile Pike is the
closest example of a pedestrian only area. These shops rely primarily on lunchtime trade
supplemented by breakfast and people heading home from work, but have very little evening
business.

SIDEWALK DESIGN PRINCIPLES

The Sidewalk Standards Survey (Attachment 1) identified the overall width of sidewalk areas
that are recommended as general design principle and in specific locations. An essential element
in developing sidewalk standards is determining how much distance is needed for each of the
various functions along the length of a sidewalk.

A number of principles have developed over time based on the analysis of human behavior in
shopping environments. Two of these approaches will be discussed to provide insight to the
appropriate widths for each function to achieve the overall goal of a successful mixed-use street.
The S.H.O.P. Model was developed by Street-Works and applied in the design of mixed-use
streets such as Bethesda Row, Santana Row and the Rockwllc Town Square.

approach is a staff summary of the 4 :

design principles observed in enclosed
shopping malls to illustrate how the
design and management of pedestrian
arcas responds to/influences shopper &
pedestrian behavior.

S.H.O.P. Model

In the preparation of the design for the
Town Square development, Street -
Works summarized their S.H.O.P.
Model. S.H.O.P. stands for Storefront : , e
Zone, Hallway Zone, Outside Zone, [ N\, S N
and Parking/Pedestrian Zone. These = P =
four zones serve as the foundation for
great retail streets where people go to
be “‘somewhere” rather than just going
to buy something.

Storefront Hallway Outside
Zone - Zone - Zone

The second
P R
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Storefront Zone — designed to “maximize the exposure to the merchandise perpendicular to the
flow of pedestrian traffic” and to create ‘friction’ (interest) along the storefront by extending the
merchandise experience beyond the storefront”. In the Town Square this area was referred to as
the 2-foot wide storefront expansion zone. In many cities, restaurants may “spill out” onto the
sidewalk in the Storefront Zone.

Hallway Zone — the walking portion of the sidewalk. *“Cafes or property line issues shouldn’t
force the circulation anywhere but next to the storefront. Also, by making the pedestrian width
slightly smaller than required will make the area seem busier. This zone should not be more than
eight feet to achieve this effect.”

Outside Zone — the “arca between the walkway and the street curb, and should be considered as
an ‘outdoor’ room. This ‘room’ should feature urban amenities such as cafes, kiosks, bicycle
racks, benches, planters, and fountains. Great trees, however, are the most important element
required here to provide a sense of enclosure, and make the space feel like a room.” Often the
width of the tree pit controls the width of the outside zonc. As a result, the effective outside zone
wil! vary along a street’s length.

Parking/Pedestrian Zone — offers a “safe barrier between moving traffic and the meandering
pedestrian.” In the Town Square, one side of Newmarket Street fluctuates between the Outside
zone and the Parking/Pedestrian Zone. In the Town Square development, these terms were called
Storefront Expansion, Pedestrian, Tree/Amenity/Outdoor Café Scating, and Buffer. The
following illustrates some of the standards that were adopted by the Mayor and Council as part
of the Use Permit (USE2003-00670) (see attachment 10). The minimum total sidewalk width
(excluding the Vias, Plaza and the curving sidewalk area next to the Library) ranges from 10 feet
to 20 feet. The most constrained block (Beall Avenue between Maryland Avenue and MD 355)
has a 2’ storefront expansion zone, 8" pedestrian zone, no Tree/Amenity/Outdoor Café Seating
Zone, and no buffer zone. Maryland Avenue has a 2’ storefront expansion zone, 9° pedestrian
zone, 7’ Tree/Amenity/Outdoor Café Seating Zone and 2’ buffer zone. These requirements
balanced the function of the sidewalk and site constraints to achieve the goals that were desired
for those areas.

The varicty in sidewalk widths should add to the variety of these streets, rather than detract. As
with any goal, there will be times in the future when another foot or five feet in any given
location might be desirable to maximize a particular goal. However, urban environments, like
most complicated systems, are unable to maximize every variable and still achieve the overall
desired effect. The variety of urban spaces is one of the elements that sets successful downtowns
apart from sterile, corporate office parks or strip shopping centers where every street, sidewalk,
street tree, sign, and building looks exactly the same.

Lessons Learned From Shopping Malls

The design and management of a shopping mall are geared toward creating a pleasurable
shopping experience. The success of shopping malls, from an economic perspective, is linked to
their ability to create a comfortable environment. Given the nearly-complete control that a

2
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shopping mall manager has over the design of the pedestrian space, the lessons have particular
relevance in evaluating the appropriateness of sidewalk designs.

Very little in the design of the pedestrian areas in an enclosed shopping mall is left to chance.
Successful shopping mall managers are constantly fine-tuning the pedestrian environment
throughout the mall to encourage shoppers to stay longer and spend more money. The more
successful stores also fine-tune the pedestrian environment every time they adjust their displays.

There is a hierarchy of pedestrian spaces in a mall that can be helpful in understanding how
pedestrian spaces on city streets function. Most malls have pedestrian arcas that can be called
gateways, main streets, and plazas. Each type of space has different physical characteristics that
balance the number and speed of pedestrians with the adjacent uses.

1. Gateways — are areas where people enter the mall from the parking lots/garages but do
not go directly into one of the anchor stores. These spaces are designed to be the widest
pathways in a mall to accommodate high volumes of people at the highest walking speed
when there are no stores located near the entrance.

Sometimes the walkway will have potted plants, kiosks, fountains, displays, etc. to fill
the space if the pedestrians don’t. Many grand entrances utilize the architectural
techniques of compression and expansion as part of the transition from inside to outside.
Compression is achieved through the use of shorter ceilings and entrances slightly
narrower than the inside of the mall. Expansion is achieved through larger spaces. This
technique is used in the Vias in the Town Square development.

2. Main Streets — are along the main spines of the mall or a department store. Montgomery
Mall has main streets that are approximately 30 to 45 feet wide between storefronts with
a lot of varietyy The middle of the space is often occupied by seating, kiosks,
landscaping, displays, information booths, etc. These uses help maintain a comfortable
(and interesting) pedestrian environment while retaining 8 to 13 feet for unobstructed
pedestrian travel adjacent to the store windows. Above the ground floor, the middle of the
space is open to the ground floor. The width of the walking area allows for a mix of
walking speeds (including people hanging out in the center, window shopping next to
stores, people carrying bags, and people rushing to the movie theater).

In a department store, this main street concept is narrower due to lower pedestrian
volumes, direct accessibility to the merchandise, and the desire to slow down walking
speeds to promote purchasing. Thesc narrower widths (5-12 feet) can be comfortable
because the merchandise racks are low enough to avoid the sense of enclosure.

Regardless of location, the pedestrian areas typically vary in usable width to provide
variety and arc made of different materials/patterns to help define paths. In addition, the
lines of sight also vary to see partial vistas of the entire length of the mall, but to also
have the views be varied and interrupted by pleasing intermediate vistas.

an)
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3. Plazas — The large plazas at the intersection of main spines of shopping malls have, over
time, been broken into smaller “rooms” that are a comfortable scale while still providing
a large open space.

The spaces in a mall are closely related to those on city streets. There are two inherent
differences. The first is the relationship between ceiling heights and walkway widths —
walkways in a mall need to be wider than outside to maintain a sense of openness (due to the
ceiling) and to accommodate a greater proportion of pedestrians that are carrying bags. The
second is the lack of a street between the sidewalks results in the pathway in a mall needing to be
equal or greater than the combined sidewalk width on a street that otherwise has the same land
uses and pedestrian volumes.

The basic principles that can be transferred from shopping malls to mixed-use city streets include
1. Provide adequately sized unobstructed pedestrian pathways to accommodate window
shopping and through traffic,
2. Vary pathway widths on a frequent and irregular basis to provide visual interest and to
adjust to pedestrian volumes,
3. Activate wide areas by secondary uses (kiosks, restaurant scating, gift wrapping, stroller
rentals, etc.), landscaping, scating and art.

AUTHORITY TO ESTABLISH SIDEWALK WIDTHS

Minimum sidewalk widths are established through a variety of mechanisms in the City of
Rockville. Attachments 2 through 8 contain the various sidewalk widths required in the City.
The fundamental basis for the City’s ability to require private developers to construct sidewalks
in the public right-of-way stems from the Subdivision Regulations and the various development
approval process requirements for conformance with the relevant master plan. In cases where
the relevant master plan contains no guidance, Chapter 21 of the City Code, Street and Public

Improvements specifies the sidewalk width for each class of street. The 1994 Synthesis of

Pedestrian Policies also provides a summary of the sidewalk policies in effect at the time.

During an individual development application review, staff works with the applicant to determine
the appropriate sidewalk width based on the various requircments. As a result, therc are
instances where a wider sidewalk is achieved as a result of negotiation rather than a strict
requirement contained in the ordinance or master plan. There are cases, like the Town Square
development, where the applicant and the City both sought to achieve what will be referred to as
“placemaking goals”. Placemaking goals include the desirc to have an active streetlife
characterized by outdoor seating for restaurants, outdoor display areas, pedestrian-oriented
signage, street trees, and other techniques of improving the appearance of the sidewalk arca. In
instances like this, the increased sidewalk width requirements were developed out of mutually-
shared goals and not simply required by the City. In the absence of adopted standards that
address the multiple issues that are interrelated to sidewalk width, sidewalk widths above the
adopted minimums will be as a result of case-by-case ncgotiations.

=
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The Streets and Public Improvements Chapter permits the granting of waivers from the
standards. Waivers were granted in the approval of the King Farm and Fallsgrove
comprehensive planned developments CPDs and in various planned residential unit
developments (PRUSs). The location of the sidewalk (against the curb or with a planting strip),
material, and tree pit dimensions are factored in the recommendation to the approving body.

AMENDMENT PROCEDURES

The basic focus of this discussion is the sidewalk standard for the Business District street, which
comprises most of the streets in the Town Center and the Rockville Pike Corridor. Standards for
Rockville Pike also are included in Attachment 6. In addition, the Bikeway Master Plan also
makes recommendations for shared-use paths that serve as sidewalks. The existing standards for
sidewalk widths for various streets are contained in the various attachments.

If the changes increase the required right-of-way or sidewalk standards, then appropriate
documents will need to be amended. The amendment procedure for each of these documents
varies and the following lists the documents from lcast to most time intensive procedural
processes.

o The Standards and Details for Construction is approved by the Department of Public
Works,

o The Streets and Public Improvements Chapter of the City Code is changed by an
ordinance amendment,

e The Zoning Ordinance requires a text amendment to change provisions,

¢ Master plans require a master plan amendment process.

RECOMMENDATIONS

As shown in the Sidewalk Survey (Attachment 1), therc are minimum standards for basic
sidewalks such as the American with Disabilities Act (ADA). The ADA standards are 4-feet
wide to allow use by one wheelchair and 5-feet wide to allow two wheelchairs to pass. This
minimum standard is intended to be used for relatively low volume sidewalks. The City’s
standards exceed these minimum standards and are shown in Attachments 2 through 9. Although
the City exceeds minimum standards, it is appropriate to tailor the sidewalk width to the
situation. Wider sidewalks are appropriate in mixed-use areas and other locations where high
pedestrian volumes are expected.

As staff evaluates revisions to sidewalk standards we recommend establishing minimum
standards for each of the functional areas of the sidewalk. The result is that some sidewalks may
vary in width based on the uses. For instance, on a sidewalk with no caf¢ seating, the Outside
Zone may only be wide enough to accommodate street lights, parking meters, signage, etc. or
may just have a continuous tree planting strip. If café seating is desired, the Outside Zone may
be between 6 and 12-feet wide depending on space limitation and the desired seating capacity.
There may be cases where no storefront zone is desired. As a result, there may be cases where

o
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the total sidewalk width may vary along a biock like older cities and in many of the new,
successful mixed-use streets.

Staff recommends that the development of standards be incorporated into the Zoning Ordinance
revision. As part of that effort, staff recommends developing standards for the different street
classifications and/or locations for the following clements of a sidewalk in a mixed-use area:

I.

2.

minimum width of unobstructed
pedestrian zone,

minimum width of tree panel or
tree planting opening and/or
amenity zone,

maximum storefront expansion
zone when a sidewalk is on
private property in a public access
casement,

where a public utilities easement
(PUE) can be located under a
sidewalk as well as the minimum
width and depth,

minimum  separation between
sidewalk and underground
portions of a building or parking
garage built below a sidewalk (on
private property),

whether the City should formalize
licensing procedures for use of
sidewalks for outdoor seating
associated with restaurants,
instances where rights-of-way can
be narrowed to allow private
ownership of the sidewalk (with
appropriate easements) to

[
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simplify use of sidewalks for restaurant seating,

conditions to grant adjustments.



Sidewalk Standards Issue Paper ~ WORKING DRAFT
October [ 1, 2004
Page 9 of 10

The minimum standards for various sidewalk elements are summarized in the following table:

Minimum Width of Sidewalk Elements’

Tree/Amenity/

Storefront QOutdoor

Condition\Zone  Expansion Pedestrian Seating’ Buffer Total

Business . .
e to be filled i
District Street / "

at a later

with Ground date
Floor Retail )

Business
District Street to be filled in
without at a later
Ground Floor date.
Retail

Maryland

Avenue (North ‘ '
of Beall) with to be filled in at
Ground Floor

Retail

a later date.

to be filled

Rockville Pike inata
later dute.

Other Streets fo be filled
in at a later

(if needed) date

Notes:

' Minimum widths may be waived by the approving body for short portions of a sidewalk.
? Trees are required but other elements may be optional depending on the location.

3 May be part of the Tree/Amenity/Outdoor Seating Element

CONCLUSION
The success of countless city neighborhoods like Adams Morgan, Old Town Alexandria,

Annapolis, and Georgetown are not because of free parking, convenient parking, uniform
signage, uniform architecture, uniform width sidewalks, uniform paving materials, and strict
uniform controls on what can happen on the sidewalk, etc. Although deviating from the uniform
standards (too numerous too list) that most jurisdictions have in place, these places are enjoyed
rather than simply tolerated. All of these city neighborhoods and some of the recently created
places followed design principles based on personal interaction and relationships rather than
capacity issues.
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Design principles based on personal interaction and relationships seek to create physical spaces
that people feel comfortable in. Shops that are too far from the street have no presence and are
not noticed by drivers. Too much landscaping obscures the signs of the stores. Sidewalks that
have no separation (parked cars or landscape buffer) from the street feel unsafe next to fast-
moving cars. The exception to the above can be successful when they are located in richly-
detailed urban environments. City neighborhoods like Alexandria, Annapolis, and many
European city streets have no (or few) street trees and narrow sidewalks along the curb. Newer
streets arc less able to create desirable environments if the design elements discussed earlier are
not provided.

If the changes in sidewalk standards increase the required right-of-way, the affected master plans
will need to be changed. It may also require the creation of a new road classification to be
placed into the Streets and Public Improvements Chapter of City Code. The amendment
processes for these will require public outreach and the opportunity for public comment. The
amendment should provide guidance with the ability to custom-tailor the various elements of a
sidewalk to create the richly-varied urban spaces that are desired in the Town Center and other
mixed-use areas in the City.

ATTACHMENTS:
1. September 7, 2004 Memo to Catherine Tuck Parrish on Sidewalk Standards Survey
2. Excerpts from the Zoning Ordinance
3. Excerpts from the Street and Public Improvements Chapter
4. Business District Road Standard Cross Section
5

Town Center Master Plan Street Section for Maryland Avenue and North Washington
Street

Rockville Pike Corridor Neighborhood Plan Excerpts for Various Roads

7. East Rockville Neighborhood Plan discussion of sidewalk widths for North and South
Stonestreet Avenue

8. Bikeway Master Plan Excerpts

9. Synthesis of Pedestrian Policies Excerpts

10. Minimum Sidewalk Widths for Town Square

11. Pedestrian Realm Chapter of Creating a Vibrant City Center

12. Dining Al Fresco Expected to Energize King Street from the Washington Post

$:\Zoning Ordinance Revision\Issue Papers\Sidewalks.doc
RIS




City of Rockville
MEMORANDUM

September 7, 2004

To: Catherine Tuck Parrish
Acting City Manager

From: Robert J. Spalding, AICP
Chief of Planning

Subject: Sidewalk Standards Survey

To follow-up on Mayor and Council discussions about sidewalk widths, Randy Clay of the
Planning staff conducted a brief survey of other jurisdictions and nationally-recognized
standards. This survey will provide helpful comparisons with other jurisdictions 1n the
consideration of sidewalk width standards.

An essential element of revising sidewalk width standards is the evaluation, and possible
amendment of, right-of-way widths, minimum setbacks, standards for uses in and adjacent to
sidewalks (including alcohol sales), and desired Jand uses along the street. In addition, the
relationship between tree planting arcas, public utility casements, storm drains, underground
parking garages, and property lines must be evaluated. This 1s necessary to avoid unintended
consequences from modified standards.

A few examples will illustrate the interrelationship of the various elements. If an 11-foot
sidewalk is required by code for a four-lane road within a 70-foot right-of-way, the lanes
comprise 48 feet and the sidewalks comprise 22 feet. Every foot that the sidewalk width 1s
increased requires dedication of more land than required in the Master Plan and Streets and
Public Improvements chapter.

If additional sidewalk width is permitted to be in a public improvement easement that permits
full pedestrian access then the building setback has to be increased beyond the minimum
setbacks permitted in the zone. Since an underground parking garage can st1ll be built to the
property line, the depth of the first level of parking becomes critical when evaluating the
feasibility of public utility easements above the garage and tree planting areas. If sidewalk
standards are substantially increased, a waiver provision should be considered to adapt to the
unique circumstances of a particular case.

50,



The staff work required to fully evaluate the impacts of potential changes and make a staff
recommendation to the Planning Commission and the Mayor and Council is not currently
included in the work programs of the Planning Division, Long-Range Planning Division, Traffic
and Transportation Division, Engineering Division, Legal Department, and the Forestry
Division. Typically, substantial changes in right-of-way requircments are conducted through a
master plan amendment or a substantial revision in the Streets and Public Improvements chapter
of the City Code. A Zoning Ordinance text amendment may also be required to supplement
revisions to the Master Plan and the Streets and Public Improvements chapter. Because of the
comprehensive approach required for possible changes, it would be appropriate for such an effort
10 be part of the comprehensive Zoning Ordinance revisions.

A comprehensive approach is necessary to ensure consistency between the Master Plan, Zoning
Ordinance, Streets and Public Improvements chapter, and City policies. These are essential
clements that residents, applicants, staff, the Planning Commission, and the Mayor and Council
rely on for predictability and consistent application in the development review process.

cc: Art Chambers
Hal Cranor
Burt Hall
Sondra Block
Jim Wasilak
Larry Marcus
Susan Nolde
Wayne Noll
Randy Clay

Attachment



City of Rockville
MEMORANDUM

August 26, 2004
TO: Bob Spalding, Chief of Planning, AICP
FROM: Randy Clay, Planning Technician A {~

SUBJECT: Sidewalk Design Standards

BACKGROUND

The Mayor and Council have raised concerns about appropriate sidewalk standards for the Town
Center. Staff has conducted a survey of recommended sidewalk standards for mixed use
commercial areas to provide background information for further consideration.

The survey includes recommended standards from nationally recognized experts such as the U.S.
Dept. of Transportation, Walkable Communities, Inc. (Dan Burden), Duany Plater-Zyberk, The
Institute of Transportation Engineers, and American Planning Association. The survey also
includes standards from other urbanized commercial areas in California, Oregon, Virginia,
Texas, Georgia, Massachusetts, Washington, and Washington, D.C.

The following table includes the results from individual sources:

Comparative Analysis of Sidewalk Standards
Commercial and Mixed Use Areas/Major
Pedestrian Corridors/Urban Core/Urban
Center Business District/Transit
Corridors/Downtowns/Town Centers

Developed Area Classification

Pedestrian Travel Zone
Desirable 8 ft to 37 ft
Minimum 5ftto6 ft

Street Edge/Sidewalk Zone
Desirable 6 ftto 10 ft
Minimum 3ftto4ft

Building Frontage Zone
Desirable 6 ftto 10 ft
Minimum 5into2ft

*Data for this study were compiled from guideline, ordinance, and report materials.
A cross section of govemment agencies from eight states, research organizalions, é_
and various media publications comprise the source material used in the final analysis. -

N
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This survey supplements the Streetscape Elements Survey (Fall 2003), which provided examples
of both street and sidewalk dimensions in nearby urbanized areas. A copy of this survey is
attached and includes new material from this study.

SUMMARY OF FINDINGS

The below figures illustrate the concepts of passive and active space incorporated into the design
of sidewalk facilities. By applying three separate zones, areas are created for pedestrian travel,
rest, and socializing activities.
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Sources: Pedestrian Facilities Guidebook, Washington State. Portland Pedestrian Design Guide, Portland, Oregon.

The study uses an urban classification system to group standards based on the type of uses
supported by the streetscape. The findings reflect the need to separate public sidewalks into
functional spaces as they relate to three independent zones. These will be referred to as the
pedestrian zone, the street edge and sidewalk buffer zone, and building face zone. The attached
table details the standards identified by design experts and in various urban areas.

The widths of sidewalks in mixed use urban areas between the curb and building face range from
8 feet to 37 feet. However, most are between 10 and 20 feet. For the unobstructed walkway, most
pedestrian zones range from 6 tol2 feet. The majority of zones buffering these walkways from
roadway range from 4 to 6 feet. Additionally, space directly fronting a building edge can range
anywhere from 5 inches to10 feet depending on need. Collectively, these figures describe
standards for an overall range between 10 ¥ to 28 feet be used in design of sidewalk facilities in
urban areas with a more common range yielding between 10 and 20 feet as mentioned above.

A brief description of each zone follows:
PEDESTRIAN ZONE

A pedestrian zone acts as the exclusive walkway space for unobstructed travel and serves the
mobility needs of users. At the very minimum, widths of 4 to 6 feet were recommended in the

Y,
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study and reflect 34% of sources surveyed. Sidewalk widths of a minimum 5 feet were cited as
necessary to accommodate the travel of two people walking side-by-side. In most accounts,
where pedestrian activity is more intense, the need to establish even wider standards is noted. A
range of 8 feet to 20 feet reflects this need among more intense urban land uses and accounts for
61% of urban areas in the study. There were also two outlier figures of 30 and 37 foot sidewalk
widths. Total sidewalk widths below 8 feet are typically outside of major mixed-use commercial
areas and are included for reference.

STREET EDGE & SIDEWALK BUFFER ZONE

The street edge and sidewalk buffer zone serves to create a barrier between roadways and
pedestrian traffic. Passive activity areas may be carved from these areas providing opportunities
for rest as well. Based on minimum and desirable width figures, 76% of the survey recommend
allocating four to six feet of public space to this treatment. Benefits sited for its inclusion range
from providing a higher level of com{ort for pedestrians to sighting of pedestrian obstructions
such as light poles, road signage, and bus shelters. These spaces are also mentioned as ideal for
snow storage as well as aid in the prevention of pedestrians being splashed with elements within
roadways.

BUILDING FRONTAGE ZONE

A building frontage zone allows the opportunity to project expressions of retail uses beyond the
building face and into the public realm. The survey reflects a growing focus on the separation of
this area. Two interesting standards emerge. First, a minimum width of 5 inches to 2 feet can be
used to achieve the purpose of the zone. Second, where it is desired, these widths can range from
6 1010 feet. These dimensions would be utilized for the location of outdoor cafes or vending
operations. Examples are illustrated in the accompanying attachment.

Further, the survey alludes to the flexibility built into the placement of each zone. A hierarchal
balance within these public spaces is achieved through the location of each zone in the most ideal
right-of-way. This characternistic allows streetscape design to adapt to the many constraints
imposed upon specific sights. The recommended ranges between minimum and desirable
standards for each zone further reinforce this trait found throughout the survey.

Attachment: Sidewalk Standards Survey
Attachment: Streetscape Elements Survey
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Introduction Streetscape Elements

The designs of streetscapes for urbanized areas reflect how elements of development character and
context influence both the shape and creation of the built environment. Varying conditions have the
effect of producing myriad patterns, which can be seen and experienced in urban streetscapes today.
Upon entering a space, there is a certain identity translated to the individual through the use and
organization of elements within the arca. To advance this, jurisdictions can create guiding
principals for urban design that can then be applied to how development achieves the type of
environments stakeholders envision. This appendix is provided to facilitate a visual study of the
differences and similarities found throughout the design of strectscapes in the Washington
Metropolitan Region. Specifically, existing and built conditions are provided to help visualize how
some streetscape elements are utilized in both public and private development. This will provide a
better understanding of future plans as they are created and shared. Quantitative data were gathered
using both curb face-to-block face and curb face-to-sidewalk edge measurement techniques. In
some cases, approximations of square footage also are provided for interpretation of space
dimensions. Please note also that in some instances measurements throughout an entire element will
vary slightly from the source of measurement based on variable construction standards and
conditions.

Rockville Town Center

SO
N




Rockville Town Center, Streetscape Elements
Rockville, Maryland
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Monme St. & E. Middie Ln.
Pianting Area: 50"
Walkway: 30"

E. Montgomery Ave. & Maryland Ave.
Walkway: 222"
Narrowest Walkway: 12'2”

g i T N ]
Courthouse Square & Monroe St. Rockyville Center at Maryland Ave. & Courthouse Sq.
Interior Walkway. 8'10” Fountain Park Area: Approx. 8,610 sg. fi.
Column Width: 4°6” Fountain Seating/Walkway Area: Approx. 1,282 sq. ft.
Exterior Walkway: 12'7 Fountain Area: Approx. 113 sq. ft. .
Exterior Walkway. 100" v Continued...
- 770N
Rockville Town Center Appendix (57"
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Rockville Town Center, Streetscape Elements
Rockville, Maryland
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E. Middle Ln. & N. Washington St. Rockville Center at Maij)land Ave. &~Coburtﬂhbuse Sq.
Street Edge Planting Area: 49" Walkway: 50"

Center Walkway: 43"
Building Edge Planting Area: 30"

E. Montgomery Ave. & N. Washington St. S. Washington St. & W. Jefferson St.
Walkway: 57" Walkway: 60"
Planting Area: 40"

Rockville Town Center Apperdix (58"
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Fallsgrove, Rockville,
Maryland

1 Alw7,7f4; - XS AR
Fallsgrove Bivd. Between Shady Grove Rd. &
Prettyman Dr.

Interior Walkway: 62"

Walkway Buffer: 15"

Planting Area: 3'6”

Exterior Walkway: 47"

Street Edge Planting Area: 6'6”
e

Oak Knoli Dr. & Casey Ln.
Planting Strip: 2'0”
Walkway: 47"

Parking Lane: 80"

Drive Lane; 175"

Streetscape Elements

Fallsgrove Village Center at Pretlyman Dr. &
Fallsgrove Bfvd.

Planting Area: 307

Walkway: 70"

Zone: 70"

Amenity

4 .
Fallsgrove Blvd. & Fallsgrove Dr.
Planting Strip: 20"

Walkway: 48"

Planting Area: 66"

Parking Lane: 70"

Bicycfe Lane: 507

Driving Lanes: 22'5”

Median: 135" _

Rockville Town Center
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King Farm, Rockville,
Maryland

.
Redfand Bivd. & Grand Champion
Building Edge Planting Area: 10°'8”
Walkway: 40"

Street Edge Planting Area:
- < '

penB o g
Dr.

60"

T Mo e S e, g *
King Farm Blvd. Between Reserve Champion Dr.
& Crest Field Dr.

Street Buffer Zone: 17"
Planting Area: 6’7"
Walkway: 427

Amenity Zone: 40”7

Streetscape Elements

King Farm Village Center on King Farm Bivd.
Between Havencrest St. & Pleasant Dr.
Amenity Zone: 2'10”

Walkway: 15°9"
Parking Lane: 80"

= . 3y

£ i S L
King Farm Village Center on King Farm Bivd.
Between Havencrest St. & Pleasant Dr.
Walkway: 86"
Amenity Zone: 80"

Rockville Town Center



Bethesda Row, Bethesda, Streetscape Elements
Maryland

Bethesda Ave. Between Woodmont Ave. &
Arfington Rd.

Walkway: 50"

Storefront Expansion Zone: 15"

Elm St. & Arlington Rd.
Walkway and Planting Area: 11°2”

rrs»}# 50"
4 ovmemme ; SR
Woodmont Ave. Between Bethesda Ave. & Eim St.
Storefront Expansion Zone: 16"

Pedestrian Walkway: 50"

Amenity Zone: 100"

2 é L v Planting Buffer Zone: 40"

Elm St. & Woodmont Ave. Street Buffer Zone: 18

Walkway and Flanting Area: 138"

Continued...

Rockville Town Center




Bethesda Row, Bethesda, Streetscape Elements
Maryland

i

Lo
€

: }— ss-oss ;Ez!oul

Ve / Vi
yi

| ; . Y
Woodmont Ave. Between Bethesda Ave. & Elm St. Bethesda Ave. Between Woodmont Ave. &
Street Buffer Zone: 2°56” Arlington Rd.

Planting Area: 2’3" Street Buffer Zone: 1'9”
Amenity Zone: 86" Planting Area: 3'10”

Amenity Buffer: 12" Amenity Zone: 5°5"

Walkway: 50" Amenity/Walkway Buffer: 1'0”
Storefront Expansion Zone: 127 Walkway: 50

Storefront Expansion/Amenity Zone: 2°0”

Aerial Uve : 2 Wl
Woodmont Ave. & Bethesda Ave.
Exterior Walkway: 86"

Plaza Area: Approx. 2,808 sq. fl.
Fountain Area: Aprox. 135 sq. fl.

Rockville Town Center Avpendix (62"



Columbia Town Center,

Columbia, Maryland
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1 . ,
Wincopin Circle Between Sterrett Pl. &
South Entrance Rd.

Walkway: 50"

Planting Area: 40"

Streetscape Elements

2

Twin Rivers Rd. Between Broken Land Pkwy. &
Little Patuxent Pkwy.

Walkway: 60"

Planting Area: 70"

3

Town Center Plaza On Wincopin Circle Between
Sterrett Pl. & South Entrance Rd.
Walkway: 100"

Utility Area: 10" Continued...

Rockuville Town Center
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Columbia Town Center, Streetscape Elements
Columbia, Maryland

E ez Ry

ST 3
gry @ g
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Town Center Plaza Fountain On Wincopin Circle
Between Sterrett Pl. & South Entrance Rd. ‘
Fountain Plaza Area: Approx. 8,500 sq. ft. <
Fountain Area: Approx. 2,250 sq. . ; g o

Aerial Overview

.....

Town Cenfér P!aié On Wincopin Circle Between
Sterrett Pl. & South Entrance Rd.
Walkway: 310"

Pedestrian Amenity: 6

vo F4

Town Center Plaza On Wincopin Circle Between
Sterrett Pl. & South Entrance Rd.

Walkway: 210"

Pedestrian Amenity: 6°0”

N
Appendix | 64
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Ellicott City, Maryland

Roussey Ln. & Old Columbia Pike
Walkway: 3’5"

Court Place & Court Drive
Walkway: 40"
_Boliard Zone: 277

Rockville Town Center

O

Streetscape Elements

Main St. & Maryland Ave.
Left Walkway: 6°5”

Left Vehicular Zone: 120"
Right Driving Lane: 120"
Right Parking lane: 75"
Right Walkway. 80"

. : 1) -
Main St. Between Tiber Alley & Maryland Ave.
Walkway: 7'0”

Main St. Betwee
Walkway: 100"




Kentlands, Gaithersburg,
Maryland
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Kentland Bivd. & Market St.

Walkway: 76"
Planting Area: 30" (Expands to 670°)

Streetscape Elements

Center Point Way & West Market St.
Walkway: 100"

Main St. & Inspiration Ln.
Walkway and Planting Area: 110"

Continued...

Rockville Town Center
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Kentlands, Gaithersburg, Streetscape Elements
Maryland

Main St & Center Point Way Inspiration Ln. & Main St.

Walkway and Amenity Zone: 130" Left Walkway: 12°56”
Parking Lane: 7°0”
Driving Lane: 200"
Right Walkway: 110"

- e + . A

iR : ' B

TR S ~ ™

HE sw o
’ L" kwi“:'

de

Market Street East & Center Pomt Way
Plaza Area: Approx. 2,530 sq.ft.

Left Amenity Zone: 19°6"

Center Walkway: 270"

Right Planting Area: 4'5”

Right Walkway: 9'6”

RockvilleTown Center




Olde Towne Gaithersburg, Streetscape Elements
Maryland

TIF Y -

_meAVENUE

e
AR OV,

N. Summit Ave. &E Dfamond Ave
Walkway: 58"

Old Towne Ave Between S. Summrt Ave. &
Faulks Corner Ave.
Walkway and Planting Area: 21'6”

N. Summit Ave. Between E. Diamond Ave. &
CSX/WMATA Rail Line

Walkway: 60"

Planting Area: 60" (Narrows to 20"

. Diamond Ave. Between N. Summit Ave. &
Park Ave.
Walkway: 8'3”

Continued...
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Olde Towne Gaithersburg,
Maryland

S i i A,
S. Summit Ave. & Old Towne Ave.
Walkway and Pfanting Area: 27°0”

6 ~ .

E. Diamond Ave. Between Park Ave. & N.
Summit Ave.

Left Walkway: 9°0”

Left Vehicular Zone: 19°3”

Right Driving Lane: 12'8”

Right Walkway: 810"

Streetscape Elements

Rockville Town Center
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City Place, Downtown Streetscape Elements
Silver Spring, Maryland
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Fenton St. & Elilsworth Dr.
Street Buffer Zone: 2°0”
Planting Area: 68"
Walkway: 237"
Pedestrian Awning: 80"

Fenton St. Between Wayne Ave. & Elisworth Dr.
Street Buffer Zone: 20"

Planting/Amenity Area: 68"

Watkway: 88"

Building Face Awning: §0”

Roeder Rd. & Fenton St.
Street Buffer Zone: 2'0”
Planting Area: 88"
Pedestrian Overpass: 835"

Fenton St. Between Wayne Ave. & Ellsworth Dr.
Street Buffer Zone: 2°0”

Planting/Amenity Area: 68"

Walkway: 90"

Pedestrian Awning: 5C”

Rockville Town Center Appendix 7
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City Place, Downtown Streetscape Elements
Silver Spring, Marylan

i3

1

::i;:n:s,;.’-:‘,':f

Ellsworth Dr. Between Fenton St. & Georgia Ave.

Fenton § & Elisworth Dr.

Walkway: 11°5” Street Buffer Zone: 2'0”
Planting Area: 4'0” Planting Area: 40"
Street Buffer Zone: 2'0” Walkway: 507

Retail Expansion Zone: 10°0”
VT

~E

d Filsworth Dr. Between Fenton St.

& § & Georgia Ave. "Downtown Silver
W Spring Fountain”

GRS /aza Area: Approx. 3,190 sq. f.

Intersection of Fenton St.
& Ellsworth Dr.

Left Walkway: 163"

Left Driving Lane: 200"
Right Driving Lane: 250"
Cross Walk: 106"

Right Corner Walkway: 30°3"

Suymmer 2004




Comparative Analysis Streetscape Elements

Figures & lllustrations

Main Street without Median

Purpose: Provides access to, and a space for, neighborhood commercial and

Avenve with Parking

Purpose: Cormects town centers and neighborhoods. Avenues go from neigh- v ildi
barhoods to town centers, and are not long (10 more than ene mile). mﬁn&d use buildings Buildings and Land Use
Avenues may circulate d 2 square or neighborkood park.
) = Travel lanes 11 f1, w/striped parking = Commercisl and mixed use
= Maximum 6 trave] lanes » Buildings next w sidewalk
u Street width 24 ft. on both sides » Mixed residential and commetcial use a Planting wells 6 I, / landscaped » Consi building line recommended
of median with on-street parking » Buildings ‘. ‘ .r"“ close to sidewslk median optional = Pedestrian awnings, srcades, sidewalk
(17 Ix. if no parking), curb and gutter » C ng tine ded n Sidewalks minimum of 6 ft. each side  dining and retail recommended
» Median width 12-16 f1. w Place pronrinent public buildings and = Average speed 20-25 mph
® Travel lanes 1] ft. plazas a1 end of vista M Utility location — underground
* Maximum wa travel lanes I Drainage — Curb and gutter
::‘:’ L“l'k';‘ a:d{plarukn; “"i:‘ st M Includes bulbouts at intersections and mid-black crossings
idewalks 58 ft. on each side I Bike lanes optional but preferred
= Average speed 25-30 mph
» Unilicy location — underground Sidewalks in Business Districts and Downtowns
# Drwinage — Curb and gutier, median can . .
have swale for naturaf drafnage and water Healthy NefghborhOOd Street Des’gn

Sidewalks in Business Districts and Downtowns Local Government Commission- California

Healthy Neighborhood Street Design
Local Government Commission- California

Urban Streetside Zones |

=7

B
hdd

Abm - 3m 18m - 3m Am ~ Sm
e - s -1 - *
Buliding Pedostrian Featurey /
Froatage Travel Planting Zone
Zows Zorw

={Typical Approximals Widthe)

Sidewalks in Business Districts and Downtowns
Pedestrian Facilities Guidebook
Washington State

. ) 70N
Rockville Town Center Appendix (72"
Summer 2004~ -



Comparative Analysis

Figures & lllustrations

Streetscape Elements

Sidewalk
Corridor

Application

Recommended Configuration

4.6 m

Recommended in Pedestrian Districts,
especially for arterial streets or where ROW

3.7m
12'- "

Recommended for City Walkways, for local
streets in Pedestrian Districts, and for streets
wherc ROW width is 182 m

(60'-0").

(15 - 0") width is 24.5 m (80°-0"), v -
i +—t
) Through

Curb Zone ] urniskings Im-e Pedestrian Zoge  Fromtage Zone
[SOmm 12m 25m 750 mm

(0 - 6") (4 -0") {8 -0") (2'-6M)

Tvp."c‘?t’ Commercial Rpicai Re f.Jdtl fal
Nt

Curb Zone

Furnishings Zone Pecles

Through

men Zone Tromege Zone
150mm 1.2m 1.9m 450 mm
(0-6" 4 -0" (6" -0") (1'-6")
Recommended for Local Service Walkways : qr
where ROW width is !
15.2 m (50'-0"). ﬁ
3.4 m —
11'-0" Accepted for City Walkways where ROW | G G Y
width is 15.2 m (50-0") provided Through
Pedestrian Zone is 1.9 m (6'-0").  CuwbZose | Furmews g,slonz };:Z’;‘*Im Fromtage Zone
150mm 12m 1.9m 150 mm
(0 -6 (4 -0") {6"-0") (0 -6™)
\://
SN
=
Recommended for Local Service Walkways in fq
3 0 m residential zones of R-7 or less dense where ROW B
(10'- 0%) width is less than 15.25 m (50-0"). jff
’ o ) Thrrugh
b Zore Furnishings Zone Pedesman ?.onc Fromage Zone
150mm 1.2m 1.5m 150 mm
(0'-6") (4'-07 (5 -0 {0'- 6"
Guidelines for Sidewalk Corridors
Portland Pedestrian Design Guide
Portland, Oregon
- /""w'\
Rockville Town Center Appendix 73"
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Comparative Analysis Streetscape Elements
Figures & lllustrations

r Newmarket Street Section
v Rockville Town Center Design Guidelines
e —— City of Rockville, Maryland
£l

N. Washington Street Section
Rockville Town Center Design Guidelines
City of Rockville, Maryland

S R T

2’ Buffer Zoce 78'-0" 2’ Buffer Zone

i

Maryland Avenue Section
Rockville Town Center Design

Guidelines

. of Kockvyllle, Maryfana o
Rockville CI%wn enter Aopendix (74

o 2004




ATTACHME N =

. ) ZONING AND PLANNING § 25-694
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(Laws of Rockville, Ch. 6, § 5A-205; Ord. No. 21-91, § 1(6), 8-5-91;
Ord. No. 25-93, § 6, 12-13-93)
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§ 25-730 ROCKVILLE CITY CODE

any expense incurred thereby. Any acceptance of the facilities by
the City Manager shall be on behalf of the City by his wnitten
order, fully identifying the facilities.

(d) Effect. No bond or other security delivered under the provi-
sions of this section shall be deemed to relieve the subdivider, his
agents or servants from full compliance with all other applicable
ordinances of the City, including the security requirements of
chapter 21, article II. Delivery of security under the provisions of
chapter 21, article II shall, however, to the extent of the facilities
guaranteed thereby, entitle a subdivider to exemption from the

requirements of this section.
(Laws of Rockville, Ch. 6, § 7-204)

Secs. 25-731—25-740. Reserved.
DIVISION 3. DESIGN STANDARDS

Sec. 25-741. Scope.

This division applies to subdivisions.

Sec. 25-742. Streets and highways.

(a) Streets shall conform to the transportation element of the
Plan. Whenever a tract to be subdivided includes any part of a
street, road or highway indicated on the Plan, such parts shall be
suitably incorporated by the subdivider in his preliminary and
final plans.

(b) All street and highway improvements shall be constructed
in accordance with the specifications and requirements of chapter
21, article II. In addition, the subdivider shall comply with the
following criteria for such improvements in connection with the
subdivision:

(1) Streets shall reasonably conform to the natural con-
tours of the land. However, in order to discourage through and
high-speed traffic and to improve the stability of the subdivision
by avoiding monotonous development in level or nearly level areas,
straight portions of primary and secondary residential streets of

2134



ZONING AND PLANNING § 25-742

undue length shall be avoided whenever possible by the use of
slight amounts of curvature;

(2) Where the subdivision abuts or contains an existing or
proposed arterial street or major highway, the Planning Commis-
sion shall require either a service drive or lots with reverse
frontage containing screen planting in a nonaccess reservation or
easement along a property line or such other treatment as ay be
necessary for the adequate protection of such properties and to
afford the separation of through and local traffic;

(3) Where a railroad right-of-way or limited access highway
right-of-way abuts a subdivision, the preliminary and final plans
shall provide full use of the intervening land. Provisions shall be
made for future grade separations whenever the Commission shall
find that the same are, or will be, necessary;

(4) Streets shall be continuocus and in alignment with ex-
isting roads as far as practicable, and shall compose a convenient
system to ensure free circulation of vehicular and pedestrian

traffic;

(5) If adjoining property is not subdivided, provision shall
be made for the projection of proposed roads by continuing the full
widths of rights-of-way laid out for the roads to the boundaries of
the subdivision. This provision shall not prevent the establish-
ment of cul-de-sacs within the subdivision,

(6) Where the preliminary and final plans submitted in-
clude only part of the tract owned by the subdivider, the Com-
mission may require a sketch of the tentative road system for all
or any part of the unsubdivided contiguous land, supported by
such other data as the Commission may reasonably determine to
be necessary;

(7) No street names shall be used which will duplicate or
be confused with the names of existing streets. Street names shall
be established by the Commission;

(8) Permanent cul-de-sac streets shall not be longer than
fifteen hundred (1500) feet in length and shall be provided at the
closed end with a circular turnaround area having a one hundred
ten (110) foot diameter right-of-way;

2135



§ 25-742 ROCKVILLE CITY CODE

(9) Property lines at street intersections shall be rounded
with a radius of twenty-five (25) feet or of a greater radius where
the Commission may reasonably deem it necessary. The Commis-
gion may permit comparable cutoffs or chords in place of rounded
corners;

(10} Street jogs with centerline offsets of less than one hun-
dred twenty-five (125) feet are prohibited;

(11) Reservation strips controlling access to streets shall
be prohibited if they conflict with a needed pedestrian or vehic-
ular thoroughfare;

(12) A tangent at least one hundred (100) feet long shall be
Introduced between reverse curves on business, arterial and pri-
mary residential streets;

(13) Streets shall be laid out so as to intersect as nearly as
possible at right angles and no street shall intersect any other
street at less than sixty (60) degrees;

(14} Street right-of-way widths shall be as shown in the
Transportation Element of the Plan and chapter 21, article I
Where not shown therein, the right-of-way for secondary residen-
tial streets shall be at least sixty (60) feet in width, except that on
permanent cul-de-sac streets a right-of-way of fifty (50) feet may

be permitted.
(Laws of Rockville, Ch. 6, § 7-301) —

Sec. 25-743. Alleys.

All alley improvements shall be constructed in accordance with
the specifications and requirements of chapter 21, article II, In
addition, the developer shall comply with the following criteria
for such improvements in connection with a subdivision:

(1) Intersections and sharp changes in the alignment of
alleys are prohibited. In the event that & variance from this re-
quirement is granted, corners shall be cut off sufficiently to permit
safe vehicular movement;

(2) Dead-end alleys are prohibited.
(Laws of Rockville, Ch. 6, § 7-302)
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ZONING AND PLANNING § 25767

dures as set forth in the definition of erosion area in section 25-1.
The procedures shall be conducted by or at the expense of the
subdivider.

(b} The Commission may waive this requirement where land
bordering on a stream is used in conjunction with private recre-
ation or congervation uses.

{c) The erosion area limits may be reduced if evidence can be
provided to show that the soil types within the erosion limit area
can adequately resist the erosive affects of the one hundred (100)
year storm (based on the soil classification contained in the Mont-
gomery County Maryland Soil Survey, Series 1958, No. 7, printed
by the United States Department of Agriculture.).

{Laws of Rockville, Ch. 6, § 7-310)

Secs. 25-752—25-765. Reserved.
DIVISION 4. REQUIRED IMPROVEMENTS

Sec. 25-766. Monuments.

(a) Two (2) stone or concrete reference monuments of a size and
type approved by the City Manager shall be set within each block
or portion thereof and the location of each shall be established on
the final plat.

{b) Metal monuments of a size and type approved by the City
Manager shall be located in the ground at all intersections of
streets and alleys with plat boundary lines where there is a change
in direction or curvature.

(¢) All monuments shall be clearly visible upon the completion
of all improvements and shall be flush with the ground.
(Laws of Rockville, Ch. 8, § 7-401)

- -
Sec. 25-767. Utility and street improvements.

The subdivider shall provide the following public utility and
street improvements in connection with his subdivision, except
those improvements provided by the City and paid for on an as-
sessment basis. All such improvements shall be constructed in

2141 VL’




§ 25-767 ROCKVILLE CITY CODE

accordance with the specifications and requirements of the appli-
cable codes, ordinances or regulations of the City.

(1) Roads, including such related improvements as are re-
quired by chapter 21, article II;

(2) Stormwater drainage as required by chapter 21, article
II;

(3) Every portion of a subdivision shall be supplied with
public water and sanitary sewerage facilities. Where the location
of a lot would not warrant the extension of these public facilities,
the Council may waive this requirement. Such a waiver shall be
contingent upon the approval of the County Health Officer as to
the size, shape, frontage, and setbacks of the iot, parcel or tract.
The Commission shall also forward a recommendation to the
Counci] with regard to the waiver requested;

(4) Crosswalks, when required by the Commission as pro-
vided in division 3 of this article;
(5) Streetlights, in accordance with plans and specifica-

tions approved by the appropriate public utility and the City En-

gineer.
{(Laws of Rockville, Ch. 6, § 7-402)

Secs. 25-768—25-780. Reserved.

DIVISION 5. PLAT AND DATA REQUIREMENTS

Sec. 25-781. Approval of preliminary plans.

The preliminary plan shall be clearly and legibly drawn or
reproduced at a scale of not less than one (1) inch equals one
hundred (100) feet, and on one (1) sheet wherever posgible. The
plan shall be designed in compliance with the provisions of this
article, and shall give or show the following information and such
other information as the Planning Commission reasonably deems
necessary:

(1) A key map showing the entire subdivision and its re-
lationship to surrounding areas;
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STREETS AND PUBLIC IMPROVEMENTS § 21-20

(c) Wherever alternative standards and specifications are pro-
vided any one (1) alternative may be chosen at the option of the
person applying for a permit.

(Laws of Rockville, Ch. 7, §§ 7-1.04, 7-1.06(a))

Sec. 21-20. Waivers.

(a) Upon the recommendation of the City Manager, or upon
petition of any abutting property owner liable for assessment in
the construction of any front foot benefit project, the Council may
include in the notice of hearing required by the Charter, a notice
that the City Manager or abutting owner, as the case may be, has
recommended or requested a waiver of any requirements of this
article for sidewalks, rights-of-way and paving widths and grade
percentages, drainage structures, and curbs and gutters. Any in-
terested person shall be entitled to appear and be heard at the
public hearing, and following such hearing the Council may au-
thorize and approve any recommended or requested waiver as to
any one (1) or a combination of the above items upon a majority
vote of all of the Council members in open session.

(b) Where construction of a project is proposed by the City pur-
suant to section 21-22, the City Manager may recommend that
any requirements of this article be waived as to sidewalks, rights-
of-way and paving widths, grade percentages, drainage struc-
tures, and curbs and gutters. The Council shall then give public
notice in the same manner as provided by the Charter for special
assessments to the effect that the City proposes to construct such
project and waive any one (1) or a combination of such items, and
set a time and place for a public hearing. Any interested person
shall be entitled to appear and be heard at the public hearing, and
following the hearing the Council may authorize and approve any
recommended waiver as to any one (1) or a combination of the
above items by a majority vote of all of the Council members in
open session.

(c) Upon applying for a permit under this article any person
may file a written request for a waiver of any requirement of this
article for sidewalks, rights-of-way and paving widths, grade per-
centages, drainage structures and curbs and gutters. The City
Manager may expressly approve any requested waiver as to any
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1 21-24 ROCKVILLE CITY CODE

Sec. 21-24. Erection of street name signs.

The Engineer shall erect name signs at all road intersections.
Laws of Rockville, Ch. 7, § 7-1.06(b))

Jec. 21-25. Temporary turnarounds.

Temporary turnarounds shall be required wherever the paving
or the road ends otherwise than at a paved road intersection.
Juch turnaround shall be graded, paved and appropriate drainage
structures including temporary curbs and gutters installed as the

Engineer finds necessary.
Laws of Rockville, Ch. 7, § 7-1.06(c)

Sec. 21-26. Minimum right-of-way width.

(a) Where a preliminary drainage study indicates that a min-
imum right-of-way width as herein established is inadequate for
proper drainage of a particular road, the Engineer may require
such additional right-of-way as is found necessary for such
drainage purposes, provided that such requirement is made prior
to the final approval and recording of a dedication plat among the
land records of the County.

(b) In the event a minimum right-of-way as prescribed in Di-
vision 3 of this article is less than that established for a given
road on a plat duly recorded among the land records of the County
prior to May 25, 1955, then the width as established by such plat
shall prevail and the minimum construction requirements for
that road shall meet such standards and specifications as are
found necessary and appropriate for such width by the Engineer.

(c) The construction of half roads or any road of less than the
minimum width required by this article is prohibited; provided
that construction of such portions of roads shall be permitted
where the dedicated portion of the road established by a dedica-
tion plat and recorded among the land records of the County prior
to May 25, 1955, is of sufficient width to permit the grading and
construction of paving eighteen (18) feet in width with curbs and
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§ 21-59 ROCKVILLE CITY CODE
c. Paving. Paving shall be in accordance with City .

standards and specifications;

d. Curbs and Gutters. Curbs and gutters shall be built
in accordance with City standards and specifications;

e. Sidewalks. Sidewalks shall be built in accordance
with City standards and specifications;

f. Pedestrian Ways. All pedestrian ways shall be built
in accordance with plans and specifications approved by the En-
gineer of the City. _

(Laws of Rockville, Ch. 7, § 7-1.05(c))

Sec. 21-60. Business district roads.

Business district roads shall be constructed in conformity with
the following minimum requirements:

(1) Width. The right-of-way shall be at least seventy (70)
feet wide unless prior to May 25, 1955, a dedication plat has been
duly recorded among the land records of the County which estab-
lished a right-of-way less than seventy (70) feet for a particular
road, in which case the width of the right-of-way on such plat
shall control. Paving shall be at least forty-eight (48) feet wide;

(2) Construction. The entire right-of-way shall be graded
and there shall be installed paving, drainage structures, curbs
and gutters and sidewalks;

(3) Standards and specifications.

a. Grading. All grading shall be done in accordance
with plans and profiles approved by the Engineer and shall comply
with City standards and specifications;

b. Drainage Structures. See section 21-28;

c. Paving. Paving shall be of the required width and
in accordance with City standards and specifications;

d. Curbs and Gutters. Curbs and gutters shall be built
in accordance with City standards and specifications;

®



STREETS AND PUBLIC IMPROVEMENTS § 21-61

e. Sidewalks. Sidewalks shall be built from the prop-
erty line to the back line of the curb and in accordance with City

standards and specifications.
(Laws of Rockville, Ch. 7, § 7-1.05(a))

Sec. 21-61. Dual lane roads.

Dual lane roads shall be constructed in accordance with the
following minimum requirements:

(1) Width. The right-of-way shall be at least one hundred
(100) feet. The width of pavement of each roadway where the dual
lane is so classified shall be as follows:

a. Business road, thirty-two (32) feet;

b. Primary residential road or secondary residential
road, twenty (20) feet;

(2) Construction. The entire right-of-way shall be graded
and drainage structures and paving shall be installed. Wherever
required by thig article for the particular class in which a dual
lane road is placed, curbs and gutters and sidewalks shall be
installed;

(3) Standards and specifications.

a. Grading. All grading shall be done in accordance
with plans and profiles approved by the Engineer and shall comply
with City standards and specifications;

b. Drainage Structures. See section 21-28; ‘

c. Paving. Paving shall be of the required width and
conform to City standards and specifications for business district,
primary or secondary residential roads according to the partic-

ular class in which the road has been placed;

d. Curbs and Gutters. Curbs and gutters shall be builit
on both sides of each roadway of a dual lane road in accordance
with standards and specifications applicable to the particular clas-
sification in which the dual lane road has been placed;

e. Sidewalks. Sidewalks shall be built on each side of
a dual lane road on the side of the respective roadway upon which
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CHAPTER FIVE

Physical Plan

Proposed street section on Maryland Avenue
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Proposed street section on North Washington Street
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ANALCHNENT ¢
RFC URBAN DEsigN GUIPELINES

PULDING LINE AT SECONDART STREETS

Flace He lower Loors of buildings 2t the buildng lue or atternate building
e and orent retail vors and cervices to Hne street. Create \wherest ot
the pedesrian level vk landecaped setbackes, public amenthes, qunin S,
plazas and ofver devices. Where He w[dmg e 1o not comeident “with
+he ijhhaf— Way lme +ae buoldiug fme shall geccomodate +ye ehfcd"smfz
standards.

BUILDING LINE
ST

STREETECAPE. STANDARDS,

The pedestvian environment zioold be. made.
sate, convenent and attvactive. along econdary
streeks, To achiow. +his the otandard oArectocape
featores a ' wide +ree plawing trip dlong the.
roadway and a 10" wide sidewdlk gt Hie buildim ]
edae. Street Hreers shall by planted approxwa:fdy

20" 0.C. ard not more. Hhan 4o apart. Treeo
#all be selectes from the it of "Acceptably.
Treesr Por Htveest Plavting m the Ciky of

Rockwille, M *and at Hhe “hme of plashng shall
be & minimum of 2.5 c:a.thr and| lfa’high.

Nyl
2




TWINBROOK URBAN DESIGN GQUIDELINES

BUILDING LINE AT SECONDARY SIREETS

Place the lower §loors of buildivgg at the buildir&’
line or alternsfe buildigs live and ovient retail

uses and services to the street. Create interest ab the pedestrian level with
landscaped setbacks, public amenities, awninzs, plazas and other devices.
Where the bvi]dirg’ line is vot coincident with the Right-of-Way line | the.
bvildivg line <hall accomodate the streetscape shandards. (onsult the
FuncHonal Flans and Sechions for locakon and site- specific tnformation.

BUILDING LINE

Ll LA

L]
e p
fm, &

8 ¢ "
» ”a

%!
"o

J‘I
O
O

STREETSCAPE STANDARDS

The pedestrian environment should be mase
safe conveviient and atfrachive alovg
secondary stvects, To achieve this,the standard
streetscape features a B' wide tree plantipr
srip along the voadway ,avd a 10" wide
sidewalk at the buldins edge. Street frees
shall be F\a\n*‘ed a?pr-oximaﬁlu! 'o.c.
and not mere than 40' apart. Trees shall
be selected from the list of “Accepiable
Treee for Street ﬂanh‘vg in e City of
ch_kvil\e,,Man/lamd:‘: and at the Hwme of
planting shall be a minimum of 25"
caliper and 15" high,



TWINBROOK UERBAN DESIGN GUIDEL|NES
ROCKVILLE. PIKE STREETSCAPE

Fovide a consistent visual imgge alons Rockyille

Pike. A pleasant pedestrian exmronment can be
achieved by lininz the street level with avcades and retsil stores +hat
adjoin the sidewslk and by followming the Strectscape Requirements, Cily
of Rockville S Ordimance , and Aiess MangFermert ¥lan

PASE LEVEL DEVELOPMENT
The streetscape treatment includes a
landscaped berm with tvees at the road
edpe, a o' wide concrete. sidewalk and
a service. drive.. Maintaiv the build-+o
line at a distance of 125" Lyom the.
cevterline. of Rockville Pike 4o provide a
consistent visual image.. Sheet frees shull
e A minmum 35 inches in caliper, 15
h‘gﬂA,AV\d F‘lav‘frcd o ymore- Hian 50'&}7&%'.

OPTIONAL METHOD DEVELOPMENT

T addition 4o the minimum rcz{uiremewbs
stated above , optional method developrvexts
shall include. the &llowivg:

splash bock at Reckville. ke, curb edpe.

* London walk pavers
* additional berm QMSC.SLP!QL;
" tree bed with landscaping & bu,ildirgedg&
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TWINBROOK. URBAN DESIGN GUIDE LINES

PUBLIC PEDESTRIAN WAY

Frovide. a public. pedestrian way aHowh@' +hmtg1/x-
000000 site circulation accessible to Hie public.. Orient

retail vses to pedestrian way fo euliven the civeulabion voute.. Fedestrian
Ways, enclosed or open fo the sky, are enhanced by vhilizing areades.,
colonnades,, AWAIVIB  OPen Spaces | plazas entrance. lobbies,, [andeca. v,
and public amenities. All of Hiece elements are not expected to e vsed
coneurrently, vather e followinr examples serve as a catalogie of
devices that lewd an appropriste. scale o ground Hoor retail vses avd
creafe a wore pleasant pedestrian envirenment,

| BPASE ELEMENTS
oy 4 The. Poblic. Fedestrian Ways provide. a
: pleasant link between the Metro, office,

vetail establishments, and Hhe surrourdips
vesidential aveas, Levate vetail and
commercial achvity adjacent to+the
pedestrian way to enliven the space avd

Yovide a |0’ wide sidewalk and adequate.
wUHW o enhavece estrian safehy |
Pl%i:\fg{’reef trees av?deciamdscap(\g :;/
or adjacent to the. Fedcs.Lh'a\r\ way (v
accordance with the fol lowivyr devices.,

]
P
ANNANNNAY
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TWINBROOK URBAN DESIGN GUIDELINES

PUBLIC ROADWAYS

Vehicular movement is enhanced by improving the existing readway
network in the Keckville Fke Corridor. These improvements offer vhore
opHons to metorists, increase the efficiency of local circulation, IMPprove
acess Yo properties, and decrease whersection congestion. All devel—
opments within the Rockville Bke Corridor that dedicate a public.
right of way or easewent for improvewents shown in the Plan may
include Hhe dedicated area 1 the. net lot area for Hhe purpose of
caleulatins FAR., The Fo”owimg readway standavds are required for
dedication and coustruchon of new roade 1 the, Ci‘hf:

ARTERIAL

Arterial roads are built ina
rigkt*oxc -way at least 120 Widc,
containing two 74' paved sections
separated by & [4' vedian strip.
Covie, gitters, sidewalks lighting and
Bndscaping also must be provided.

BUSINESS DISTRICT

Busivess district roads are
buitt i a right-of ~way at
least /0' wide, containing a
48' pavewent widhh.Curbs,
?uﬁtrs , sldewalks stihing and

andscaping also must be
Provicled.ﬁ

PRIMARY RESIDENTIAL
Primavy residextial yauds are.
built 1 a vislet-of - way at
least 70' wide containng a
minimum pavewment width of
26! for vehicdar traffic. Curbs,
A HC@-,ﬁdCNAIkS, liphHne and
{;dscng’ also mug;t b?}?rovﬂc&.

(32)
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ALLESS EASEMENT

- The voadway allows velicular and
Pedestvian access fo the interior of the.
site. and frovides & Mansihon between
residential and commercial /imixed vses,
Access easement uchdes a 25" two-lane,

= roadway , flanked on both sides by &'

continvous landscape shrips with trees,

snd 4 10" sidewalk on the south side.. j
Ne setbacks from the sidewalh are.
required , however i€ one is provided it

shall be a wminimium of 15 and 1'1/1Clud@
3 addifionsl row of tvees and landscapys
adjacent 4o pew bu’tldi?ﬁs. )
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ATTACHNENIT

East Rockville Neighborhood Plan Approved and Adopted, March 2004

—

The existing 60-feet wide right-of-way for North Stonestreet Avenue will need to
be expanded to accommodate the new cross-section of the roadway. The
roadway will include a landscaped median with a minimum width of eight to ten
feet, one travelway in each direction, on-street parking spaces on both sides of
the street, and a wide pedestrian zone of approximately 20 feet, including street
tree pianting areas and pedestrian walkways. This will necessitate a right-of-way
width of approximately 85 feet.

At the north end, a smaller-scale traffic circle should be constructed between
Howard Avenue and Lincoln Avenue to clearly delineate the end of the mixed-
use area and the beginning of the residential neighborhood. The circle also has
the function of providing an easy turnaround for the proposed shuttle to run along
the Stonestreet corridor.

South Stonestreet Avenue is currently a four-lane undivided roadway with a 65-
feet right-of-way. [t may be possible and desirable to upgrade the cross-section
to include a landscaped median and 20-feet wide sidewalks, particularty on the
Metro station side. Any upgrades to South Stonestreet Avenue should preserve
the existing mature trees along the Mefro station frontage. A traffic circle at the
intersection of Baltimore Road and South Stonestreet Avenue may also be
desirable to funnel Metro-bound traffic into the station and away from residential
streets.

Responsibility: This project should be implemented primarily by the City of
Rockville in acquiring property for the rights-of-way. However, the City could
potentially partner with others, including but not limited to, private developers for
the redevelopment of the residual land into the type of structures that are
desired.

2. Pedestrian Promenade Extensions
a. Metro Site Extension
Priority: within 5 years; tied to redevelopment of the Metro station

Project Description: The extension of the pedestrian promenade originating in the
Town Center is a key public improvement recommended by the Plan. As
recommended in the Town Center Master Plan, the promenade will function as
an efficient pedestrian link between the station and Town Center. It would
connect to the Metro platform at a level above the tracks, and would transition
down to the existing promenade between 255 Rockville Pike and 51 Monroe
Street in Town Center via a series of grade changes in the form of a public plaza.
On the East Rockville side of the Metro station. the grade changes would have to
be accomplished via a stair and elevator tower. which could become a key
architectural element on the East Rockvillie side of the station. This could be a
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East Rockville Neighborhood Plan Approved and Adopted, March 2004

—
The existing 60-feel wide right-of-way for North Stonestreet Avenue will need to
be expanded to accommodate the new cross-section of the roadway. The
roadway will include a landscaped median with a minimum width of eight to ten
feet, one travelway in each direction, on-street parking spaces on both sides of
the street, and a wide pedestrian zone of approximately 20 feet, including street
tree planting areas and pedestrian walkways. This will necessitate a right-of-way
width of approximately 85 feet.

At the north end, a smaller-scale traffic circle should be constructed between
Howard Avenue and Lincoln Avenue to ciearly delineate the end of the mixed-
use area and the beginning of the residential neighborhood. The circle also has
the function of providing an easy turnaround for the proposed shuttle to run along
the Stonestreet corridor.

South Stonestreet Avenue is currently a four-lane undivided roadway with a 85-
feet right-of-way. It may be possible and desirable to upgrade the cross-section
to include a landscaped median and 20-feet wide sidewatlks, particularly on the
Metro station side. Any upgrades to South Stonestreet Avenue should preserve
the existing mature trees along the Metro station frontage. A traffic circle at the
intersection of Baltimore Road and South Stonestreet Avenue may also be
desirable to funnel Metro-bound traffic into the station and away from residential
streets.

Responsibility: This project should be implemented primarily by the City of
Rockville in acquiring property for the rights-of-way. However, the City could
potentially partner with others, including but not limited to, private developers for
the redevelopment of the residual land into the type of structures that are
desired.

2 Pedestrian Promenade Extensions
a. Metro Site Extension
Priority: within 5 years; tied to redevelopment of the Metro station

Project Description: The extension of the pedestrian promenade originating in the
Town Center is a key public improvement recommended by the Plan. As
recommended in the Town Center Master Plan, the promenade will function as
an efficient pedestrian link between the station and Town Center. 1t would
connect to the Metro platform at a level above the tracks, and would transition
down to the existing promenade between 255 Rockville Pike and 51 Monroe
Street in Town Center via a series of grade changes in the form of a public plaza.
On the East Rockville side of the Metro station. the grade changes would have to
be accomplished via a stair and elevator tower. which could become a key
architectural element on the East Rockville side of the station. This could be a

64 (et



ATTACHMNE T S
BICENAY MASTER. Puam

5.B.4. Shared-Use Path

Shared-use paths are facilities on exclusive right-of-way with minimal cross flow of motor
vehicles. Often referred to as trails, shared-use paths are intended to accommodate various non-
motorized users including bicyclists, in-line skaters, walkers, runners, people with strollers,
wheelchair users and dog walkers. These facilities are most commonly designed for two-way
travel. The recommended minimum width for a shared-use path is 10 feet. In Rockville, there-]
are many opportunities to widen sidewalks to 10 feet so that they serve as shared-use paths.
Right-of-way constraints, such as utility poles, trees, ditches, and buildings and environmental
constraints, such as wetlands and stream buffers, should be considered at potential sidepath
locations. Where space is constrained, an 8-foot path width may be acceptable. Ideally, some
buffer space is provided between the road and the sidepath, but right-of-way constraints may
force the shared-use path to be constructed next to the curb, In these cases, the full shared-use
path width is more important than the buffer.

Rockville should provide shared-use paths in parts of the bikeway network where there is heavy,
fast traffic. Shared-use paths should not be used to preclude on-road bicycling but rather to
supplement a system of on-road bicycle facilities. Shared-use paths that are adjacent to
roadways can provide separation from heavy, fast-moving traffic and create more comfortable
riding conditions, especially for less experienced cyclists. They can also be used to provide
space for pedestrians and to serve schools. However, shared-use paths in the roadway right-of-
way are less desirable when the roadway corridor has many driveways and intersections.
Cyclists riding in the opposite direction of motor vehicle traffic and approaching from the right
side of right-turning vehicles from intersecting streets and driveways (drivers look left) often
come in conflict with these vehicles. In corridors with fewer driveways and intersections, these
conflicts are less of a problem. For information on other design elements of shared-use paths,
designers should refer to the AASHTO Guide.

5.B.5. Intersection Accommodation

Rockville should provide crosswalks, pedestrian/bicycle push-buttons and signals, median
refuges and use tight turning radii to improve the safety and comfort of bicyclists at intersections.
Due to the conflicts between motor vehicles and bicycles at intersections, special care and
treatment must be provided at these locations. The AASHTO Guide and the MUTCD have
recommendations on how to sign and stripe bike lanes at various types of intersections.



Figure 5. Alternative 36-foot Cross-Sections
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F. Completion of the Baltimore Road bicycle path between the Millennium Trail and Rock Creek
Regional Park

Rockville should complete the Baltimore Road shared-use path so bicyclists can ride between the
Millennium Trail and the eastern edge of the City. To do this, a shared-use path should be
constructed along Baltimore Road between the First Street section of the Millennium Trail and
the western terminus of the existing Baltimore Road shared-use path (at Gladstone Drive). This
section is a critical connection because it completes a connection between the center of the City
and Civic Center Park, Rockville High School, Meadow Hall Elementary School and Rock
Creek Regional Park. The completed Baltimore Road bicycle path will also serve neighborhoods
on the east side of Rockville.

The City should also support the construction of a new path at the east end of Baltimore Road
that connects Norbeck Road (MD 28) with the existing trail near Rock Creek. This section of
path is immediately outside the City limits. Though there is an existing path in this area, the
current facility is substandard and should be widened to 10 feet. Sections of trail that pass
through environmentally-sensitive lands, such as the Rock Creek floodplain should undergo
special study before widening.

Rockville should designate Twinbrook Parkway as a signed-shared roadway and possibly
include bike lanes to direct bicyclists from Veirs Mill Road (MD 586) to the shared-use path on
Baltimore Road. In addition, a shared-use path should be added to Avery Road to connect to the
existing path on Norbeck Road (MD 28) and provide access to Rock Creek Park.

G. Connection of Northeast Rockville to the Rockville Metro Station and Town Center

All of Lincoln Park and Northeast Rockville are within easy bicycling distance of the Metro

station and the Town Center. North Stonestreet Avenue, North Horners Lane, Loftstrand Lane,

Taft Street and Southlawn Lane should be designated as signed-shared roadways. The east-west
connection under the railroad tracks at Park Road is critical for bicyclists. In the short-term, the

City should also install new curb ramps leading to the 7.5-foot sidewalks directly below the ]
railroad bridge. Ultimately, shared-use paths should be added to both sides of the road between
Hungerford Drive (MD 355) and Stonestreet Avenue. These improvements will make bicycling

to destinations in downtown Rockville more attractive to neighborhood residents.

H. Provision of Connections within Hungerford, Stoneridge and New Mark Commons

Bikeway linkages are needed to improve access to destinations such as Dogwood Park and
Richard Montgemery High School in the Hungerford, Stoneridge and New Mark Commons
neighborhoods south of Town Center. A shared-use path should be constructed along the south
side of Fleet Street to provide access to the high school. In addition, a shared-use path should be
included when Fleet Street is extended from Mount Vernon Place to Ritchie Parkway. In the
future, the City should provide a shared-use path on the south side of the section of West
Edmonston Drive between Wootton Parkway and MD 355. In the interim, the roadway should
be designated as a signed-shared bike route. These improvements would be part of a potential



In the long-term, the City should explore the possibility of providing a major trail through Town
Center, similar to the Georgetown Branch and Capitol Crescent Trails through downtown
Bethesda.

D. Study of the provision of shared-use paths on both sides of Maryland Avenue between East
Jefferson Street and Great Falls Road (MD 189)

The City should study the impacts of providing shared-use paths on both sides of Maryland
Avenue between Jefferson Street (MD 28) and Great Falls Road (MD 189). Because it would
serve as part of a regional bikeway network, the section between Jefferson Street (MD 28) and
Fleet Street should be constructed first. In this section the shared-use paths would also improve
bicycle access to Rockville City Hall, the Rockville Library, and the Montgomery County
Council Office Building. These paths could be created by widening the existing sidewalks to 10 ]
feet. Though there are no walls or steep slopes preventing this expansion, the City should
consider impacts on existing signs and light poles. I1f additional space is needed to create the
shared-use paths, the City should study narrowing the total roadway width by three to four feet,
and striping 10 foot motor vehicle lanes. This would have the additional benefit of slowing both
through and turning traffic in this pedestrian-oriented area of the City.

The section between Fleet Street and Great Falls Road (MD 189) should also be served by a
shared-use path due to the heavy, fast traffic. The sidewalk in this section may be more difficult
to expand because of utility poles, landscaping, and steep slopes close to the sidewalk. Further
study will be needed to determine if this solution is feasible.

E. Study of bicycle facility alternatives along Veirs Mill Road (MD 586)

The City should provide bicycle facilities on both sides of Veirs Mill Road (MD 586). Like MD
355, the current configuration of MD 586 serves high volumes of motor vehicle traffic with little
or no separation for bicyclists. Bike route signs should be added along the service roads between
Gail Avenue and Bradley Avenue to encourage bicyclists to use these low-volume, low-speed
streets as an alternative to Veirs Mill Road. Shared-use paths should be constructed on both
sides of the roadway from the ends of the service roads to extend the bikeway west to First Street
Trail and east to Twinbrook Parkway. The section of Veirs Mill Road east of Twinbrook
Parkway should have shoulder bike lanes to connect the City’s shared use paths to the Rock
Creek Park bike trail. In the Jong-term, shared-use paths should be extended east from
Twinbrook Parkway beyond the City limit. In the future, the City should explore the possibility
of constructing a shared-use path between the intersection of Veirs Mill Road and First Street
and the Rockville Metro Station.

Sections of these shared-use paths and bike lanes can be added as redevelopment occurs. A
bikeway along this route will provide residents on the east side of the City with a direct route to
Town Center.
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355 right-of-way on the north side of the City, but signs would direct bicyclists interested in
Town Center to bike lanes on the new section of Dawson Avenue and a signed-shared route on
Maryland Avenue. Bicyclists could continue south on new shared-use paths on Maryland
Avenue south of Jefferson Street and on Fleet Street and Edmonston Drive before returning to
Rockville Pike. This regional bikeway network would connect to a new shared-use path on the
west side of MD 355 in Gaithersburg and the North Bethesda Trail on the south side of
Rockville.

Alternative regional bikeway routes parallel to MD 355 have been explored, and they are not
Jeasible at this time. In the future, any redevelopment projects in the corridor should consider
accommodating bikes to help provide a clear and direct north/south connection along MD
355.

Figure 4. Proposed Cross Section of MD 355
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C. Provision of bicycle access within Town Center

New streets in the Town Center area will improve bicycle access for residents and visitors to
downtown Rockville (Figure 3). The City should proceed with plans to provide bike lanes on the
new sections of Dawson Avenue and on the reconstructed Beall Avenue and Middle Lane. The
City should also provide bike lanes on Market Street when it is constructed. In addition, a
shared-use path is recommended on the east side of North Washington Street to increase the
comf{ort of bicyclists riding between the Post Office and Giant Food Store area and Town Center.
Widening the sidewalk along the roadway to serve two-way bicycle traffic could provide an
alternative connection between the MD 3535 corridor regional network bikeway and Town
Center. Both Maryland Avenue and Monroe Street should be designated as signed-shared
roadways. Maryland Avenue should have special signs showing bicyclists in the MD 355
corridor to use the street to access destinations in Town Center.



Objective 1.1. Install the bike paths, lanes, signs, crossings, signals and other facilities
recommended on the Rockville Bicycle Facilities Recommendations map.

The City has already constructed many miles of shared-use paths, striped bike lanes and signed
bicycle routes that provide bicycle access around Rockville. Developers are required to build
bike facilities through the Adequate Public Facilities Ordinance. The core of the Rockville
Bikeway Network is taking shape, and a number of facilities should be constructed to increase
the density and connectivity of the network. These projects are shown on the Rockville Bikeway
Recommendations map (Figure 2). Several of the following projects are under construction or
have received funding for design and construction and are considered complete.

A. Completion of the Millennium Trail

Originally referred to as the “Bicycle Beltway”, the Millennium Trail continues to be a high
priority project for the City. Significant progress has been made toward completion of the trail
since the 1998 Plan was adopted. The only section of trail that remains to be completed is
between Gude Drive and Edmonston Drive (across MD 355 and MD 586). The City received
funding to design this section of trail in November 2002. When complete, this trail connection
will provide a safe, convenient crossing of two major highways and will help facilitate east-west
access across the City.

The City should continue to support the efforts of Montgomery County to improve and maintain
the section of the Millennium Trail on East Gude Drive. This part of the 10-mile loop trail
serves as an cast-west connection on the north side of Rockville, but it is outside the City limits.

B. Development of a Regional Bikeway Network within the MD 355 Corridor

Rockville should provide bicycle access throughout the MD 355 corridor. Ultimately, an 8-foot-
wide shared-use path (wide concrete sidewalk).should be constructed on the west side of MD
355 (Rockville Pike, Hungerford Drive and Frederick Road) to serve both pedestrians and
“bicyclists. The east side of the road should have a 6-foot sidewalk. In many ways, MD 355
operates as Rockville’s “Main Street”. It Is also 1n Important route for providing regional
connectivity through Rockville. Numerous commercial and retail establishments are located
along the street and could be accessed more safely and conveniently by bicycle if better
accommodations were in place. The current configuration of MD 355 serves high-speed, high-
volume automobile traffic with very little shoulder space and narrow sidewalks. The City should
conduct a special analysis to determine the appropriate shared-use path design for each part of
the corridor and develop a set ol standards for future roadway and land use development in the

COI’I‘IHOI’.

MD 355 can be improved by replacing the existing sidewalks with wider sidewalks that are
separated from the roadway and parking lots (see Figure 4). This bikeway would serve
Montgomery College, Town Center, Metro, the Convention Center, East Rockville and
numercus shopping clusters and office buildings. It would also be within _ mile of two high
schools. Safe, convenient road crossings should be provided to access the Rockville and
Twinbrook Metro stations. It is likely that the regional bikeway network would be in the MD

foy,
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Pedestrian Policies Page 3

1. SIDEWALKS

Sidewalks parallel to public streets are the main component in any system of urban
pedestrian access. As of June 30, 1993, the City maintained 200 miles of sidewalks
adjoining 147 miles of public streets, including State highways.

The City’s Subdivision Regulations (Chapter 25, Rockville City Code) and Street
Construction Standards (Chapter 21, Rockville City Code) provide the legal basis
for Rockville’s sidewalk system. These laws require that sidewalks be constructed
on both sides of the street in most new subdivisions; in Planned Residential Unit
(PRU) developments, specific requirements for sidewalks are prescribed by the
Mayor and Council. The City also installs sidewalks on its own roadway projects. On
newer arterial streets like Wootton Parkway, practice has been to provide an extra-
wide sidewalk/bike path combination on at Jeast one side of the street.

Ingeneral, the State Highway Administration (SHA) does not provideforsidewalks,
so installation adjacent to State highways in Rockville is almost always the
responsibility of the City. Since the mid-1980’s, the SHA has been installing some
sidewalks in conjunction with new roadway construction, but, similar to other
sidewalks along State highways, maintenance remains a City responsibility.

Many streets in Rockville remain without sidewalks. particularly in older
neighborhoods. Construction in these areas is made more difficult by such factors
as insufficient right-of-way, poorly defined road edge, adverse grading, or private
landscaping within the right-of-way. Projects can also be hampered by a lack of
support from owners of properties directly adjacent to the proposed sidewalk.
Without even considering funding, the goal of "a sidewalk on every street” (see
Appendix 1) is expected to be elusive.

As important as the expansion of the sidewalk system is the quality of maintenance
for existing sidewalks. Repair or replacement of sidewalks is accomplished both by
City forces and by private enterprise under annuat City contract. Over the last
several years, the City has committed about $300,000 annually to sidewalk repair.



Pedestrian Policies Page 4

la.

Sidewalk Construction - General

Along major and arterial streets, sidewalks should be provided on both sides
within residential and business areas, and on one side of the streetin all other
areas.

Sidewalks should be provided on bothsides of businessstreets, and on at least
one side of industrial streets.

In residential areas, sidewalks should be provided on both sides of primary
streets, and on at least one side of secondary streets. Around schools,
secondary streets should be provided with sidewalks on both sides.

For all street classifications, sidewalks should be placed on both sides of the
street on routes served by local mass transit.

All sidewalks shall be at least 4 feet in width, and constructed from hard-
surface materials such as concrete, asphalt, or brick. Concrete is to be
preferredinresidentialandbusinessareasgenerally, withbrickbeingreserved
for use in areas of institutional or historical significance. Asphaltshould be
limited to use in combined pedestrian/bicycle facilities, and for sidewalks of
a temporary nature. Asphalt may also be used in place of concrete for
pedestrian pathways not adjacent to public streets (see under Exclusive
Pedestrian Facilities).

Sidewalks should be separated from the adje :

least three (3) feet wide. This is especially important along high-speed, high
volume streets onwhichvehicle travel occurs adjacent tothe curb. Separation
can take the form of a grass strip, a protective berm, or a wider sidewaik
section that effectively provides a buffer while also supporting traffic control

devices, street lighting and {andscaping.

In both new and existing developments, raised pedestrian refuge areas may
be provided at intersections and other street crossing points. These refuges
can take the form of islands, or peninsular curb extensions ("chokers”). In
coordination with sidewalks, chokers are to be particularly encouraged at
intersections where both vehicle and pedestrian movements are heavy, and
where on-street parking may be desirable.
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1b.

——

New Development and Road Construction

In new subdivisions, sidewalks shall be constructed on both sides of each
street.

In PRU developments, sidewalks should be constructed on both sides of each
street, with specific requirements for sidewalks and other walkways to be
determined by the Mayor and Council.

In the Town Center, sidewalks shall be provided on both sides of each street,
and shall be constructed in compliance with the design criteria contained in
the Town Center Urban Design Plan.

In conjunction with new roadway construction or major reconstruction, the
City should construct sidewalks on both sides of the street within residential
areas, business areas, and along routes served by local mass transit. In all
other areas, sidewalks should be constructed on at least one side of the street.

Parallel to arterial streets, the City may provide awider hard-surface pathway
to accommodate bicycles as well as pedestrians. The width of such facilities
shall be at least 8 feet, and preferably 10 feet.

In reviewing plans for construction or reconstruction of State highways, the
City should encourage the construction and/or improvement of sidewalks
and other pedestrian amenities by the State, consistent with these policies.

The appropriate standards of the Rockville Pike Plan and the Town Center
Urban Design Plan shall be followed in the sizing and buffering of sidewalks.
Protective berms are to be especially encouraged as sidewalk buffers along
Rockville Pike and Hungerford Drive, Rockville’s busiest and most hazardous
streets.
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Staff Report -17- February 12, 2004
Town Square Public
Improvements Use Permit

The following table specifies the minimum specifications for the streets in and around the

development:
Table 1: Minimum Widths

Zone | Storefront | Pedestrian ] Tree/Amenity/ | Buffer Total | ROW
Block Expansion ! Qutdoor Café
; Seating
Beall Avenue 2’ 6’ 7 0 15" | Back of
bw. N. ’ Curb
Washington and
Maryland
Beall Avenue 2’ g . 0 0! 10’ | Back of
bw. Maryland Curb
and MD 355
E. Middle bw. 0 | 6" (includes | 7 (includes 1’ 0 12 | Back of
N. Washington 1’ overlap continuous, free Curb
and new street with Tree of obstacles
grate) pedestrian area)
E. Middle bw. 0 6’ 7 01 13’ | Back of
New street and ' Curb
Maryland ;
E.Middlebw. | 2’ 6 7 0 15* | Back of
Maryland and | i Curb
F.P. ? | ! |
Maryland Ave T 2’19 (reduced 7 2 20° | 40" from !
i (excluding . to 6" atthen. i (17°) : back of curb |
| portion adjacent end of Blk 4 | | to back of
i to Libraryon atplaza, as . curb
west side of shownon ' :
Maryland) ’ plan) !
Maryland . Asshown | Asshownon | As shown on Asshown = As - 40’ from
Aveniue adjacent © on plan plan plan on plan : shown | back of curb
to Libraryon . - onplan | toback of
west side of i i | curb
Maryland 5 ’
| New Street ' 2 6 7 27 17" . 26 from :
: (west side) ' . back of curb
‘ : ’ ' ! to back of
; X ! i curb
. New Street (east 2 6 7 0 15" * 26° from
side) ‘ § ' " back of curb
: : ' to back of
‘ ? . curb
" North ‘ 20 6 7 0 15" Back of
© Washington ; : : Curb
© Street ‘ % ;
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Pedestrian Realm

To attract a diverse and concentrated mix of uses and foster economic
interaction among these uses, the city center must encourage pedes-
trian movement through the central core. Consequently, a key ele-
ment of revitalization planning is to establish an attractive system of

pedestrian connections.

Planning of the city center pedestrian system begins with recogni-
tion of and improvements to the core area’s central spine—the street
where the greatest concentration of retail activity already exists and
where new retail uses should be located. But a successful central
area should have more than one pedestrian-oriented shopping
street: needed is a system of pedestrian connectors linking major
activity anchors to the spine and to one another.

& e
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The primary elements of the city center’s pedestrian network should
be on the street, sharing the rights-of-way with vehicular traffic.
Developing on-street linkages is the most practical and cost-effective
approach to creating this pedestrian network because it works
within the framework already established by existing development
patterns, maintains business visibility, and eliminates the need for

street closures.

Morrison Street, Periiand, Oregon.
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Establishment of a
high-quality pedestrian
environment along the
central spine of the city
center contributes to its
physical and economic
regeneration. in Chicago,
development of the
streetscape and seasonal
plantings on North
Michigan Avenue has
established a high-
Gquality image for the
retail and commercial
businesses on the street.

Cutdoer cafés enrich
and enliven pedestrian
walkways in the cty
center. This street in
Toronto, Canada, shows
the ambience created
wher restaurants are
permitted to use a
portion of the walkway
for outdoor dining.
Most cities receive
rental income for use
of this valuable public
space, providing funds
that can be used ta
maintain and enhance
the pedestrian realm.

Because most of the city center’s pedestri-
an system consists of on-street components
using shared rights-of-way, the system
must be planned in coordination with the
classification of streets as the spine, pri-
mary connectors, secondary connectors,
and through-block connectors.

The Spine

In most cities, the central spine will
accommodate both pedestrian and vehic-
ular traffic; in certain circumstances, it
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also might be designed as a transitway or
a pedestrian mall. In all cases, however,
this spine should be readily identifiable as
the city center’s primary corridor by its !
concentration of retail activity and its street-
scape treatment. It should constitute the ;
central area’s 100 percent retail location,

stand out as the most richly designed

component of the pedestrian system,

portray the city’s central image, and be

the focus of activity.

Ideally, major anchors should be located
at each end of the spine to maximize the
volume of pedestrian use along its length
and to create an attractive retail setting. In
larger cities, such a spine might encom-
pass a sequence of “anchor-to-anchor”
settings. The central spine should include
a balanced mix of retail, office, hotel,
entertainment, and residential uses to
ensure a cycle of activity that extends to




evenings and weekends. In addition, the
spine is the priority location for street
vendors, cafés, outdoor performances and
displays, and for special design compo-
nents, including paving and streetscape
elements, public art, and water features.

Primary Connectors

The primary connectors are the streets
that serve as major pathways for pedestri-
ans. As the name implies, they provide
the primary physical connections among
the city center’s activities and amenities
and, through their strectscape treatment,
create a clear visual structure for the cen-
tral area. Like the spine, they should be
designed to encourage pedestrian activity.
Primary connectors, in turn, can be the
amenity spines of subdistricts outside the
core, providing a catalyst for private
investment and new development.

Secondary Connectors

Secondary streets, the remaining streets
within the city center core, usually are
used as service arteries, transit corridors,
and access roads leading to major parking
areas. Although they are less important for
pedestrian circulation than the spine or the
primary connectors, their streetscape treat-
ment should provide at least a minimum
level of comfort for people on foot.

Through-Block Connectors
Through-block connectors are pedestrian
pathways located at street level but off
the strect that provide shortcuts through
development blocks. They function most
effectively when they complement and
reinforce the spine and primary connec-
tors by running perpendicular to and pro-
viding links between them. Where the

development pattern creates long blocks,
through-block connectors can become
especially important features of the pedes-
trian system by adding to the convenience
of movement within the core. They can
also function as linkages between parking
and the major retail streets. Such through-
block connectors add texture, richness,
and diversity to the city center experience,
and also can expand the potential for
retail activity within the core by creating
new retail frontage.
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The central spine can be
as vital in a small town
as in the central area
of a farge city, with
creation of & high-
quality pedestrian envi-
ronment stimulating
private investment ir: the
retaif shops and store-
fronts in the communi-
ty'’s town center.

The historic arcade in
Nerfolk, Virginia, which
provides a through-
bilock link between two
important streets in the
city center, is used by
many people to reach
their destinations in the
office district or on
the waterfront. Most
through-block connec
tors were designed as
retail arcades, but tie
lack of adequete pedes-
trian traffic can make
it difficult to sustein
retall uses.




This pedestrian-oriented
street in Dusseldorf,
Germany, illustrates
how simplicity and con-
sistency in streetscape
design contributes to @
high-quality shopping
experience (above).
The streetscape ele-
ments, trees, benches,
and flowers are usually
Jecated in the curbside
planting zone so that
the amenities do not
distract from the visi-
bility and appeal of the
storefronts [below).

The primary considerations in designing
the components of the city center pedes-
trian system are use of the streetscape to
create an attractive and comfortable set-
ting for pedestrian activity, appropriate
allocation of space to pedestrians and
vehicles in shared rights-of-way, and
creation of a positive relationship between
the street and the development that
defines its edge.

Streetscape

Streetscape treatment on the spine and

primary connectors should create a uni-
fied image and defined visual structure
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for the city center, as well as an inviting
and comfortable pedestrian environment.
Simplicity and consistency are the keys to
design success: simple design concepts
executed with the highest-quality materi-
als hold up best over time in terms of
both maintenance and visual appeal.

The design of the streetscape should
emphasize the linear continuity of the
street space and enhance its potential for
flexible use. The streetscape should estab-
lish an attractive foreground for businesses
and a setting for other city center activity
by creating an environment that is visually
satisfying but that does not detract from
the visibility and appeal of storefronts.

Walkway Width

A walkway pavement width of 20 feet (six

meters) g_gg,l_ra’blg_alang_thn_p.cd&m"m
spine and pri ctors. That width
provides for both a 12-foot (3.7-meter)
pedestrian zone adjacent to storefronts—
to accommodate both window-shopping
and through movement—and an eight-
foot (2.4-meter) amenity zone adjacent to
the curb. A walkway 20 feet (six meters)
wide will allow seating, outdoor cafés,
and public art to be incorporated into
the streetscape without encroaching on
the pedestrian zone. Streets used for mass
transit require an amenity zone that is an
additional ten to 15 feet (three to 4.6
meters) wide to accommodate queuing
areas and shelters at the curb. Where the
potential volume of pedestrian use is
lower—i.e., secondary connectors or

streets in smaller cities—walks that are
more than 14 to 16 feet (4.3 to 4.9 meters)}
wide can dilute the sense of vitality and

“activity in the core.
adyy




Walkway Paving

The use of special paving on the spine
and primary streets has a tremendous
impact on the sense of amenity and visual
richness. When used consistently, special
paving also provides a visual connecting
olement that reinforces the pedestrian sys-
tem. Although its initial installation cost is
higher than for poured—in-place concrete,
the durability and impact of special
paving make it worth the expense. It is
important not to lose sight of the first rule
for all paving: it should be walkable in all
weather for people of all ages in all types
of footwear; uncven paving, shallow

curbs, and steps can create safety hazards
and discourage pedestrian activity.

A single special paving material should
be selected for use throughout the pedes-
trian network. It can be used on the full
width of the walk along the spine from
storefront to curb, or in the curbside
amenity zonc as an accent to complement
concrete walks on primary connectors.
On all secondary connectors, plain con-
crete paving is recommended. Special
paving also can b used to define pedes-
trian crosswalks to make them highly
visible to motorists. In colder climates,
special attention should be paid to
whether snow removal equipment might
damage modular paving in the cross-
walks. The most successful pedestrian
crossings are those used throughout
Europe created with bold stripe patterns
applied to the street paving to attract the
attention of motorists.
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Many cities have ¢lis-
coverec the benefit of
using concrete and
ciay pavers on city
center walkways. in
Washington, {above)
developers are required
to use two-by-three-
foot (0.6-by-0.9-meter)
paving blocks when
replacing existing
poured-in-place con-
crete. The scoring
pattern and color
used in the pavement
on State Street in
Chicage fleft) is an
envircnmental ameni-
ty that encourages
pedestrian activity on
this retail corridor.
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Wide setbacks along
Pennsylvariia Avenue in
Washington provice
space for a doubie row
of street trees and sites
for street vending and
autdeoer cafés {above,.
Parisian-styfe benches
and colorful paving
add t¢ the richness of
this ceremenial sireet
{befcw,.

Plantings

Canopy street tree plantings are one of the
city center’s most important streetscape
features. They create a consistent, high-
quality foreground for the motorist’s per-
spective and establish a sense of separa-
tion between the street’s traffic lanes and
the pedestrian zone. In addition, street
trees provide shade, create @ human scale
that tempers the large buildings, and
enhance pedestrian comfort without
obscuring the visibility of storefronts.

Although raised planters have been used
extensively to increase the sense of sepa-
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ration between the walkway and the adja-
cent street, they limit the amount of space
for pedestrians and the potential for mul-
tiple uses for the curbside amenity zone.
In addition, they can give pedestrians the
sense that the street is cluttered and add
to streetscape construction and mainte-
nance costs. For these reasons, their use is
not recommended unless they provide the
only way to create planting areas over
subsurface vaults or utility lines. If color-
ful floral accents are desired as part of the
streetscape, movable planters can be pro-
vided at intervals within the curbside
zone, but it is essential that an adequate
annual budget be provided for seasonal
planting and maintenance.

Street Furniture

The use of well-designed furniture
throughout the central area helps to estab-
lish a unifying theme. Regeneration plan-
ning must incorporate criteria for the
sclection and use of streetlights, seating,
trash receptacles, newspaper vending
machines, movable planters, transit shel-
ters, tree grates, and vendor carts. These
criteria also should guide the design and
location of regulatory and directional
signs to minimize their visual impact and
enhance legibility. Also needed are criteria
that set standards for the use and location
of public art, such as sculptures, murals,
and banners.

Pedestrian-scale lighting, employing
12-foot-high (3.7-meter-high) light
standards, should be used wherever pos-
sible to establish a high-quality amenity
along pedestrian streets. These lower,
human-scale lights can be used between
intersections lit by standard-height street-
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lights to provide a uniform illumination
level that increases security without creat-
ing harsh light or glare.

While ample, well-designed seating is
important in order to increase the level of
pedestrian comfort, the curbside is not
always the best location for it. Except for
bus stops and outdoor cafés, areas adja-
cent to the walkway but set back from
the street are more appealing sites for
scating than the curbside amenity zone.
As part of the design of buildings, plazas,
and parks, seating opportunities can be
provided using ledges, steps, low walls,
movable tables and chairs, and conven-
tional benches.

Streetside seating can best be accommo-
dated where the pedestrian amenity zone
allows sufficient space for benches arranged
perpendicular to the roadway. This arrange-
ment provides opportunities for people-
watching; benches facing away from the
pedestrian zone and toward the street are
only useful for transit patrons. Simply

designed wood or steel benches that com-
bine comfort and durability should be
selected. If the funding is not available to
purchase the highest-quality benches, it is
probably best not to use them on the
street at all.

In the 1960s, many architects and planners
believed that complete separation of
pedestrian and vehicular movement
would create the most attractive envi-

The narrow pedestrian
streets in York, England,
{left} are inviting due
to the scafe of the space,
the presence of retail
shops, and the high
quality of the historic
buildings. in Bayreuth,
Germany, (right} the
wide rights-of-way
provide space for pro-
duce markets, street
vandors, and outdoor
cafés. The activities and
programmed events
that take place in these
dedicated pedestrian
streets are critical to
their success.

ronment for people and best serve the
city center retailers. Cities in the United
Kingdom, continental Europe, and
Australia developed dedicated pedestri-
an streets to serve their expanding city
center retail markets. In North America,
the pedestrian mall was introduced to
help save declining retail districts that
were being outperformed by the subur-
ban malls, which offered pedestrian
amenities and free parking.
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The Third Street
Promenade in Santa
Monica, California, was
designed to emphasize
the qualities of a tradj-
tional street, & sense of
human scale, and the
linear continuity of the
public right-of-way.
Thousands of people
from the Los Angefes
area are attracted to
this high-quality pedes-
trian street that pro-
vides residents and visi-
tars with an interesting
mix of retail and enter-
tainment choices.

But subsequent studies of how people use

urban spaces show that the exclusion of

vehicular traffic or the separation of
vehicular and pedestrian systems is not

necessary or even desirable. Indeed, remov-
ing all vehicular traffic from selected streets
or giving the street over to vehicles and

creating a separate system of skywalks
for pedestrian movement can be counter-

productive.

Closing the city center’s retail spine to vehi-
cles and converting it to a pedestrian street
was an inadequate response to the broader
economic problem of how to strengthen the
center’s retail uses. The effort often failed
not because the idea of enhancing the cen-
tral area’s identity as a place for people was
misguided, but because the basic concept
ignored a number of fundamental require-
ments for city center retail regeneration.
These requirements include:

% new activity generators o draw more

people to the centrai area, establishing
a new base of market support;
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% a merchandising mix that is more com-
petitive with suburban centers;

% links among all the city center’s major
gencrators to foster market synergy
among uscs; and

% street access and visibility, which are
eliminated when a mall is created.

Although the pedestrian mall concept
attracted shoppers, it failed to keep them
coming back because its land use and retail
mix were weak. Many pedestrian streets
also failed largely because their design—
especially in the earlier years—ignored the
special character of the urban street. Instead
of emphasizing the traditional street’s archi-
tecture, sensc of human scale, spatial enclo-
sure, and linear continuity, the design of the
pedestrian street often took the elements
that characterized the public spaces of the
suburban shopping center—bermes, infor-
mal planting areas, raised planters, fixed
scating, fountains, and play sculptures—
and used them to fill the street space.

Often, the scale of the pedestrian space

created by closing the street to vehicles

presented a problem. Compared with a
‘traditional shopping area, the pedestrian
street, when vehicles were excluded, seemed
to be out of scale with the volume OW
trians, leaving it looking empty rather than

lively and bustling with activity. Many

pedestrian streets also failed on a more
detailed design level because they used
paving materials, street furniture, and plant-
ing approaches that impaired the space’s
flexibility for use for a variety of functions,
created a sense of visual clutter, and ignorec
the goals of durability and maintainability



T'he application of suburban design con-
cepts to city conter spaces was destined to
fail because it did not recognize the essen-
tial characteristics that make the urban
street an attractive and social space. Most
U.S. cities removed their pedestrian malls
when public officials and property owners
rcalized the need for accessibility and visi-
bility. This failure carries two important
lessons for designers of the city center’s
pedestrian system:

< [t is dangerous to import imitative solu-
tions unless the basic conditions that
contributed to their original success are
clearly present in the city center.

< The special characteristics and resources
of the city center can enhance its identi-
ty, its sense of place, and its competitive-
ness without such imports.

In the 1970s, a popular strategy to reduce
conflicts between vehicular and pedestrian
circulation in congested city centers was
the grade-separated skywalk system. This
proposed solution did not involve limiting
traffic on certain streets to give the pedes-
trian priority, but rather luring most of the
pedestrians off the street onto elevated
skyways connecting the upper levels of
the buildings. Grade-separated systems—
which can also come in the form of
tunnels—do offer some benefits that
may be difficult to achieve by other means,
including provision of pedestrian safety,
as well as creation of climate-controlled
walkway connections, of particular value
in northern cities during the winter.

But the serious disadvantages of such
systems usually far outweigh these

8%

This pedestrian bridge
in San Francisco was
designed to lcok like
and have the fee/ of 2
traditional street. The
introduction of café
tables and chairs and
colorful planters on the
walkway adds to the
pesitive experience of
crossing between twe
second-fevel pedestri-
an plazas. in favorable
climates, pedestrien
tridges do nict have to
be enclosed.



Most pedestrian bridges
have been constructed
¢ provide climate-
controfled walkways
between office and
retail deveiopment and
related parking. In Cedar
Rapids, lowa, (right) and
Minneapolis, Minnesota,
(befow) the second-leve!
waikways are part of
a city center skyway
system. These intercan-
nected walkways are
widely used in northerm
U.5. cities, but they
have hurt street-fevel
retail business.

virtues. Among the disadvantages arc

the following:

+ Development of a grade-separated sys-
tern almost always depends on the wiil-
ingness of private property owners to
provide public corridors between or
within their buildings and to help fund
their construction. This frequently
means that key connections are not
developed in a timely manner and that
public access is limited to particular

segments.

35 o f f eyl s arice iNVOlvIne
£ Significani problems can arise IMVOIVIRG

$
access 1o the skyway system from street

O
o}

Jevel, the visibility of entrance points,
and connections between buildings with
different elevations. Without suitable
access, use of the entire system will be
limited. Also, escalators or elevators
must be provided to assist in making
vertical connections. A number of cities
have eliminated their skywalks because
of the high cost of operating and main-
taining the mechanical systems associat-
ed with the escalators and elevators.

It is extremely difficult to maintair the
architectural integrity of older buildings
when skywalks are added. Skywalk
bridges also block traditional view
corridors along the streets, diminish the
perception of connections between sub-
districts and anchors, and weaken the
overall visual integrity of the city cen-
ter’s urban personality.

Skyway systems can present security
problems. Segments may not be visible
from the street and they often lack
active storefront uses, making them dif-
ficult to patrol and making it hard for
pedestrians to gauge their own safety. It
the level of security is perceived to be
low, people will not use the system.



> The most powerful argument against
development of grade-separated
pedestrian systems: they sap vitality
from the street-level environment.
Skywalk and underground systems
tend to siphon retail and pedestrian
activity from the street, isolating and
ignoring the features that have the great-
est potential to give the city center a
lively atmosphere and sense of vitality.

t nless the intensity of pedestrian use and
:he potential support of retail expansion
re especially strong, it is difficult or
.mpossible to merchandise fully both at
‘e street level and the skyway or under-
-vound level. Grade-separated systems
aitimately can undermine the goal of cre-
sting a better street-level environment.

¢ ities that already have lower intensities
.+ street activity are especially vulnerable.
" ven in larger cities, the volume of pedes-
vian use needed to support continuous
ctivity both on the street and within the
- rade-separated systems is usually found
uly in a small part of the city center.

ictead of separating pedestrian and
~chicular flows through the use of sky-
walks or tunnels, city center planning
Swuld establish an appropriate balance
clween pedestrians and vehicles in the
orridors they share. This means giving
~iority to the pedestrian on the spine and
“w primary connectors while providing a
“inimum number of pedestrian amenities
-+ all other streets within the city center.

View corridors along
important image strects
can be impaired by
construction of a8 major
pedestrian bridge over
a street right-cf-way.
The bridge in Norfolk
{top) and the ejevated
walkway in Cedar
Rapids {above) rross
over important image
streets that motorists
uyse to enter the ¢ty
Lenter
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Dining Al Fresco Expected to Energize King

Street

By Leef Smith
Washington Post Staff Writer

Thursday, October 7, 2004, Page VAQ3

Alexandria city planners were so pleased with the response to the
outdoor dining offered during last month's Fall Festival in Old Town
that they have decided to start a pilot program to allow expanded
outdoors cating opportunities along King Street.

The program, which received unanimous City Council approval last
week, would cut the administrative red tape that restaurant owners
must navigate to provide outdoor seating at their establishments.

The piltot program takes effect
immediately and will run
through the end of the year. It is
open to restaurants on King
Street between the waterfront
and the King Street Metro
Station and to those on the
blocks nearest the intersecting
streets.

Officials say there are about 75
restaurants in the geographic
area covered by the pilot
program, although they cannot
say how many of those will be

disqualified because they do not meet the plan's sidewalk space
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requirements.
The trade-off for the benefits of offering outdoor seating, officials TOP.
say, probably will be some sidewalk congestion during the peak . Pro.
tourist scasons when Old Town's streets bustle with visitors. DIR
)
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"Many cities have found the benefits of outdoor eating,” said Tom * Gat
Fairchild, a business facilitator for the city who has been helping " ;gj

coordinate the pilot project.

"It's like everything else in life," Fairchild said. "There are trade-offs. rear
Outdoor eating for restaurants adds a level of vibrancy and . The
dynamism that makes the trade-off worthwhile.” . Leg
* Sec
< AP
* Refi
+ Cas

The idea for the pilot program grew out of the success of special
outdoor seating during last month's arts festival and the notion that
outdoor dining is a key ingredient in helping city restaurants remain
competitive with area eateries.

The King Street retail advisory committee has been meeting
throughout the year to identify strategies to strengthen the retail
appeal and vibrancy of King Street. Outdoor dining was one of the
ideas that surfaced during committee workshops.

Ralph Davis, owner of two King Street restaurants, the Wharf and
Warehouse Bar & Grill, was outside last week, yellow tape measure
in hand, measuring his sidewalks.

He has about 16 feet of sidewalk to work with, and that will
accommodate about 15 additional seats, he said. Davis said that the
net financial gain of the added tables will be small but that the gain
for Old Town will be huge.

"It's going to make it more inviting and interesting,” Davis said. He
said that Old Town doesn't have the cachet that it once did, because
local restaurateurs are competing with newer caterics throughout
Northern Virginia, many of them upscale. Qutdoor seating, he said,
will draw new patrons and make Old Town more appealing and
competitive.

Davis said that city planners haven't historically been so helpful to
local businesses but that now they are doing "whatever they can” to
help businesses lure shoppers and diners.

During the pilot program, city officials will try to identify potential
problems, solicit input from the public and determine whether and
how the program could be implemented on a long-term basis and
perhaps expanded to other parts of the city.

Previously, a restaurant that wanted to offer outdoor seating in an
area that encroached on a public right of way had to apply for a
permit from the City Council. Under the terms of the pilot,
restaurants within the identified zone will go through a simple, no-
cost administrative approval process.

i24
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Restaurants interested in participating will have to show, among
other things, that there is adequate space on the sidewalk beyond the
seating area to allow the free passage of pedestrians. The outdoor
seating plan must leave a usable sidewalk area, free of any
obstructions, that is at least five feet wide at all points adjacent to the
outdoor secating area.

"The hope is that it'll be a big success, and come the beginning of

next year, the City Council will take action to make it a permanent
program" and expand its scope, Fairchild said. "It'l] give energy to
King Street that wasn't there before."
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